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EXECUTIVE SUMMARY

I. EXISTING PHYSICAL CONDITIONS

) Land Uses

- Diverse public and private land uses currently
exist along the Miami River within the study areas.
For purposes of this analysis, marine-related
commercial and industrial uses have been distin-
guished from non-marine uses.

- Several parks, Jose Marti Park and Lummus Park for
examply, are currently underutilized.

. Environmental Conditions

- The physical condition of structures, properties,
and shoreline improvements within the study area
varies significantly. Structurally unsound and
deteriorated conditions have been noted and class-

- The Miami River has one of the highest concentra-
tions of pollutants in the State of Florida.
Water quality, however, varies significantly
throughout the length of the river,

° Infrastructure Survey

- The study area is generally well served with
telephone, electric, gas, water and sewer utilities.

- Sanitary sewer overflows and storm sewer outflows
which cause contamination and turbidity exist

along the river. The locations of these conditions
have been noted.

IT. EXISTING ECONOMIC CONDITIONS

® Market Overview

- The Miami/Dade County area has historically exper-
ienced significant growth and development resulting
from in-migration and a growing international economy.
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Slower in-migration and economic problems in Latin
America may result in a steady but relatively more
modest growth in the future.

® Development Overview

Construction and development activity has resulted
in a significant near-term surplus of residential
and non-residential space, particularly in the
office market, throughout the region.

The long-term outlook for additional residential
and commercial development in Miami and along the
river are excellent. -

° Functional Analysis

Economic activity in the primary study area -can be
grouped into three major classifications: Water-
dependent, water-related, and non-water-related
activities.

Water—dependent business activities include mari-
nas, boatyards, yacht builders, shipping, maritime
product sales, and fisheries. Of these, the
shipping function is the largest and most signif-
icant industry.

Based upon interviews, a conducted survey, and
other research, the general business environment
in the study area is positive. - Businesses report
a satisfactory business climate, a productive
labor force, and a history of business success.

® Economic Opportunities:

Little competition for maritime activities;

A good market for products handled by the Miami
River;

An improving public perception of the river and
its quality;
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- Excellent access to the airport, downtown and the
rest of the region;

- Available public and private land:
- Favorable public policy supporting the river; and

- The river serves as a focal point for maritime
businesses.

° Economic Constraints:

- The market environment is variable and subject to
national and international economic conditions;

- The Miami River area has a negative image among
many people;

- Land availability in some areas limits expansion;

-~ Relatively high land values discourage maritime
business expansion;

- Bridges constrain many types of maritime activi-
ties; N

- Government regulations have created difficulty
for some firms; and

- Security and crime issues continue to be a problem.

ITI. MARKET EVALUATION SUMMARY

° Commercial Marine

- Shipping--Moderately strong growth over the next
20 years...a need for about 50 percent more space
at major terminals,

- Towing/Salvage--No new space needed.

- Fisheries-~Strategy should be to try to retain
existing operations.
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Freight Forwarders and Marine Services--20,000 to
30,000 square feet of space required to 1995 and
the same to 2005.

° Marine Industrial -

Shipyards--Moderate growth on-site.

Boat Manufacturers—--Enable Bertram to secure
additional adjacent land.

Manufacturers of Marine Items--30,000 to 40,000
square feet of space in each of the two projec-
tion periods.

Marine Contractors--No demand for net new space
.. .consider moving Ebsary to a site elsewhere on
the river.

° Recreational Boating

Marinas--Any slips that can be developed will be
occupied...existing facilities should be upgraded
+esfacilities capable of accommodating larger
yvachts should be encouraged. <

Boatyards—--Long-term viability of existing vards
...reinvestment on site...possible relocation of
some facilities to new, larger sites...little or
no net new growth,

Boat Dealers--Two or three acres of land for each
of the ten-year periods.

Marine Retailers/Wholesalers--30,000 to 40,000
square feet over 20 years.

Recreational Marine Services--20,000 to 30,000
square feet to 2005.

® General Industrial

-—

Scrap Operations, Auto Repair Facilities, Etc.
--Net reduction in facilities consistent with
expansion of maritime activities.
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General Commercial

- Office--Significant potential in the early 1990's
in District A...limited office market potential
elsewhere,

- Retail, Entertainment, Eating and Drinking--
Restaurants should be required as part of projects
in District A...reasonahle demand for waterfront
eating and drinking facilities in District B.

Residential

- All Units--200 to 300 units per year in the study
area.

IV. DEVELOPMENT PROGRAM

Vacant land, under-utilized land and inconsistent

or incompatible uses within the study area will
generate development opportunities.

Development potential includes the expansion of
existing uses, new residential and mixed-use devel-
opment, new maritime facilities and public and private
recreational uses.

The specific opportunities and constraints of future
land utilization have been identified on a district-
by-district and a site-by-site basis.

Although residential areas and mixed-use development
momentum should be recognized, an aggressive approach
to creating internally consistent maritime land use
areas adjacent to the river should be pursued.

It is recommended that new development along the river
be required to include maritime activities, particu-
larly if the project is replacing an existing maritime
use.
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V. PUBLIC/INSTITUTIONAL CONTEXT

There are a total of 15 river crossings within the
study area. Traffic conditions would significantly
improve if the older bascule bridges were replaced
with new bridges. The replacement of the 57-year-old
Brickell Avenue Bridge should receive high priority.

The high contamination of the river's water quality

is a serious concern. A comprehensive dredging pro-
gram, clean-up efforts and drainage system improve-

ments are necessary.

Deteriorated bulkheads and unconsolidated conditions
along the shoreline require improvement.

Riverwalks, parks and roads are public/institutional
amenities and facilities which can be managed and
improved. Lummus Park, for example, could be be
improved as a major recreational and cultural amenity
in the area.

Public/private joint venture possibilities within the
study area also provide significant opportunities.

The effective management of public/institutional
resources within the study area can significantly
affect the level of public access, utilization, and
enjoyment of the river. A focused improvement program
will also induce private investment and enhance the
overall economic vitality of the study area.

VI. IMPLEMENTATION STRATEGY

We recommend that a central quasi-public agency be
created to act as an advocate and coordinator for
riverfront improvement with a budget of approximately
$500,000 to $600,000 over a three-year period.

It is recommended that a marketing and promotion
strateqgy be developed with two major thrusts: 1) a
general public oriented overall promotion strategy,
and 2) an industry targeted merchandising effort.
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° The creation of individual development districts
with special treatment and incentives is recommended.
These could include: Tax increment financing districts,
special overlay district zones, and enterprise zones.

® A variety of financing and funding techniques should
be sought. Prime emphasis should be placed upon tax
increment financing to create the needed infrastruc-
ture and support services to assist marine-related
industries. Impact fees, loans, and grants are
additional sources of funds.

° The implementation of "up-front" public sector plann-
ing and investment programs will enable existing and
prospective marine uses to then obtain the bulk of
their funding requirements from conventional private
sector funding sources.
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I. EXISTING PHYSICAL CONDITIONS

The field surveys conducted as part of the study consisted
of both land and water side surveys to document existing condi-
tions and characteristics along both banks of the Miami River,
from the mouth of the river to the railroad bridge and Salinity
structure just west of N.W. 37th Avenue.

A detailed set of "field notes" recorded on 1985 aerials
and City of Miami plat maps complement this report. This data
is on record with the City of Miami Planning Department. The
field survey information which forms part of this report is of
a more generalized nature., It is important to underline that
future planning efforts will require cross-referencing with the
more detailed "field notes" mentioned above.

For analysis purposes the Miami River has been divided
into distinct districts: the mouth of the river to I-95; I=-95
to 5th Street Bridge; the 5th Street Bridge to the 12th Avenue
Bridge; the 12th Avenue Bridge to the 17th Avenue Bridge; the
17th Avenue Bridge to 22nd Avenue Bridge; 22nd Avenue Bridge to
the 27th Avenue Bridge; 27th Avenue Bridge to N.W. 32nd Avenue;
and N.W. 32nd Avenue to the Salinity Dam west of N.W. 37th
Avenue.

A, LAND USE

The land use survey identifies the various land use cate-
gories which exist along the river and surrounding study area.
Particular attention has been given to the specific identifica-
tion of marine-related commercial and industrial uses and
their distinction from those land uses which are non-marine
related. In the accompanying land use maps, the marine-related
uses have been screened to graphically distinguish them from
non-marine-related uses.

1. District A--Mouth of the River to I-95

District A, approximately .9 miles in length is pri-
marily characterized by a number of large vacant and under=-
utilized parcels along both banks of the river. The most
distinguishing land use characteristics are the James L. Knight
Convention/Conference Center, the Dupont Plaza Hotel and Cye's
Rivergate, all adjacent to the S.E. 2nd Avenue/Brickell Avenue
Bridge. The James L. Knight Convention/Conference Center
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consists of three principal uses: a convention conference
facility with ancillary banquet and meeting rooms, which is
used for concerts, cultural and sporting events; hotel and
ancillary facilities such as restaurants and amenities; and a
series of commercial shops which link the convention/conference
center to parking areas and the riverfront. Cye's Rivergate
was the first high-rise office building to be developed near
the mouth of the river.

The DuPont Plaza hotel, located immediately east of the
Brickell Avenue bridge on the north bank of the Miami River, is
a mixed-use facility combining hotel, office and limited retail
commercial. Immediately to the north of the DuPont Plaza hotel
is the future site of the Miami Centre project which consists
of an office tower and the Pavillion hotel.

This district has excellent regional accessibility as a
result of the I-95 access and exit ramps. Along the north bank
of the river, the access and exit ramps are located along S.E.
2nd and 3rd Streets, just east of North Miami Avenue. On the
south bank, the ramps are located between S.W. 4th and 3rd
Avenues just south of S.W. 7th Street. The expressway itself,
serves as a territorial marker, defining the district's northern
and western border. It is important to note that whereas the
properties along the south bank of the river enjoy a similar
level of accessibility to the expressway system due to the
westerly location of the access and exit ramps on the north of
the river, those properties which lie west of South Miami Avenue
do not enjoy the same level of accessibility to the expressway
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system. Traffic to or from these properties must travel in an
eastwardly direction through heavily congested roads to loop
back to the expressway system; or travel northward to the exit
and access ramps located northwest of the Government Center
area. In addition, the bridge ramps typically present access
difficulties to any riverfront properties which are less than
200 feet in depth. A majority of these properties are located
along the south side of the river as opposed to the north bank
where larger tracts of land -are available for development.

The river varies in width from 164 feet to a maximum of 218

feet just east of Metrorail Guideway. The depth of the channel
varies from 15 to 18 feet.

Most of the marine-related uses are concentrated just east
of 1-95, with Miami Shipyard Corporation, a boatyard facility
for minor or major repair of large vessels, as the largest
marine use. With the sale of Tommy's Boatyard this year, the
length of the river frontage in marine uses declined to 30 per-
cent. Aside from the Merrill Stevens Dry Dock Company, which
has been on the Miami River for over 100 years, Tommy's Boat-
yard had been the second oldest operation along the river's
bank.

The land use trends in this area since 1974 have been a
decrease in the amount of both vacant and marine-related uses,
while experiencing an increase in non-marine commerical uses.
This district is in transition from marine commercial/indus-
trial and parking to more intense non-marine commercial uses
typical of urban cores. The north bank is likely to undergo
development /redevelopment at a more accelerated rate than the
south bank due to greater development pressures from the down-
town core vis—-a-vis the Brickell area.

2. District B--I-95 to 5th Street Bridge

District B, approximately .75 miles in length, is
primarily characterized by marine commercial uses such as
fisheries, marine services and marinas. Over 60 percent of the
river's edge is devoted to marine-related uses. Fisheries such
as East Coast Fisheries and National Fisheries along side with
River Marine, Denizana Shipping and other marine-related com-
panies, give this stretch of the river a certain marine commer-
cial flavor which is both quaint and attractive in its own way.
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Approximately 35 percent of the shoreline is public pro-
perty, either park land, public rights-of-way or governmental
operations.

The river varies in width and measures 180 feet across at
its narrowest point, immediately to the east of the S5th Street
Bridge. The depth of the channel varies from 17.5 feet near
the S.W. lst and Flagler Street Bridges to approximately 15 feet
near the 5th Street Bridge.

The newest addition to the City of Miami park system is
the Jose Marti Riverfront Park, located just west of I-95 on
the south bank of the river. The award-winning community park
features over 650 feet of shoreline with a riverwalk. The park
has a swimming pool, community facilities building, racquetball
courts, softball field and open play areas.

The second open space system of importance is Lummus Park
on the north bank of the river between N.W. 2nd and 3rd Streets.
Lummus Park is a 5.9~acre park scheduled for redevelopment by
the City of Miami. The park principally serves the high-rise
elderly housing complexes to the south and north of the park,
as well as the Culmer Overtown area to the north and northeast.
Projected improvements for this park include minor renovations
to the recreation building and card building, as well as site
furniture, landscaping and lighting.

The final phase of the park improvements will consist of
an entry plaza, as well as picnic shelters, paving and a fit-
ness center. A portion of the park has frontage along the
river, but this section is separated from the remaining por-
tions of the park by North River Drive. The Pioneer Club, a
historical organization, holds a 99-year lease on the building
which is located on the river portion of the park. Lummus
Park could play a significant role in providing a major link
for pedestrian access to the north bank of the river for office
workers based in various government buildings throughout the

Government Center, located immediately to the east of N.W. 3rd
Avenue.



F |_Lf\\ ZUCHELLI, HUNTER & ASSOCIATES, INC.

I-5

Both the Jose Marti Park and Lummus Park suffer from
underutilization. 1In the case of the Jose Marti Park, the low-
level utilization is more related to the need for recreational
programs and community-based organizations to adopt the park as
theilr recreational base. In the case of Lummus Park, the low-
level utilization is cause by the condition of the recreational
facilities and a need for better linkages which would connect
the park to pedestrian systems along the river and to the
Government Center.

The most limiting factor affecting land use patterns and
trends along this stretch of the river is the narrowness of the
abutting properties on either bank. Consequently, with the
exception of the Jose Marti Riverfront Park, there has been an
absence of significant new construction in the area. The only
exception consists of Magic City Enterprises, a local develop-
ment company, which has acgquired several historic properties
just east of S.W. lst Avenue and converted the existing wood
frame homes into a "bed-and-breakfast" hotel.

3. District C--5th Street Bridge to 12th Avenue Bridge

District C, approximately .65 miles in length, con-
sists of three distinct land use elements. The first is marine-
related and extends from the 5th Street Bridge to the former
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Miami News building on the south bank of the river. The Norse-
man Ship Building/Boat Repair Yard and the River Port Marina/
Bayliner dealership are located here. Marine services include
sales, wet and dry storage and minor repairs.

The second land use element consists of non-marine commer-
cial uses., These lie immediately to the west of the marine-
related uses mentioned above and consist of the former Miami
News building, now owned and operated by Southeast Bank for
"back-office" operations which require no contact with the
public. Dade County offices for property management and GSA
are adjacent to the bank facility. This second element has
absolutely no relationship to the river. Metropolitan Dade
County maintains a dock for patrol boats at this location.

The third element is a residential component on the north
bank consisting primarily of single~family residences within
proximity of the 5th Street Bridge and increasing in density
to townhouse and garden apartments toward the 12th Avenue
Bridge area. 1In addition, there are some vacant lots which
tend to be unsightly and used for abandoned vehicles.

The only recent developments in this district include
a complex of moderately priced townhouses extending from N.W.
9th Court to just west of N.,W. 10th Avenue along North River
Drive. A smaller group of older townhouses lies immediately
to the west. The townhouse development is in response to a
housing market for moderately priced units generated by the
civic center complex immediately to the north of this area.
The waterfront units in this development have boat docks along
the river's edge as a residential marketing amenity.
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The civic center is a common term for an area that lies
immediately north of the Miami River between 9th and l4th
Avenues. This area contains a complex of both government and
health care-~related facilities. Jackson Memorial Hospital,
Cedars of Lebanon and the Veterans Administration Hospital are
located here, as well as County courts, detention facilities,
public defenders' office building and the main offices of the
County Public Safety Department.

Approximately 25 percent of the district is devoted to
marine-related uses; 40 percent is residential; 15 percent is
non-marine commercial; 15 percent is vacant; and 5 percent 1is
public~governmental.

The river width and depth remain almost constant through-
out this district. The width varies only from 160 feet to
approximately 180 feet in width and the channel has a depth of
approximately 15.5 feet throughout.

4. District D--12th Avenue Bridge to 17th Avenue Bridge

District D, approximately .65 miles in length, is a
district which is primarily institutional and residential in
character.

The most distinguishing land use features are the Robert
King High Towers, the Merrill Stevens Boat Yard, the 836
Expressway structure crossing, the Mahi Temple and a grouping
of very well-kept single-~family homes bordered by a beautiful
row of royval palm trees along the river's edge.

Approximately 40 percent of the shoreline is devoted to a
public right-of-way and to institutions such as the Mahi Temple
and other Masonic lodges. The latter-occupies very valuable
riverfront property with excellent vehicular and non-vehicular
accessibility to the civic center area. ’

Another 45 percent of the shoreline is devoted to residen-
tial uses varying in type from single family, to garden apart-
ment and high rise. The remaining 15 percent of the shoreline
is comprised of the Merrill Stevens Dry Dock Company properties
on both banks of the river just west of .the 12th Avenue Bridge.

The river varies in depth from 180 feet to 280 feet just
west of the east/west expressway, the widest point in the entire
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river channel. The depth of the channel varies from 13.8 feet
just east of 17th Avenue to 15.5 feet just west of the east/
west expressway.

District D is the most stable area along the river. This
is due in part to the fact that both banks of the river consist
of large tracts of land which are either in the public domain
or owned by highly successful private corporations with a long
established presence in the Miami area.

5. District E--17th Avenue
Bridge to the 22nd Avenue Bridge

District E, approximately .65 miles in length, is a
district which typifies the diversity of land uses which are
commonly found along the river. Approximately 50 percent of
the river's edge is devoted to marine-dependent uses such as
Hardie's Marina, Nuta's Boatyard and Repair and Poland's Marina
where the "do-it-yourselfers"” can repair their boats.

Along South Fork River the most dominant feature is Allied
Marine. Caribbean Shipping, which exports all types of second-
hand goods to Haiti, is based immediately east of Allied Marine.

Approximately 35 percent of the shoreline is devoted to
residential uses. Single-family, townhouse and high-rise resi-
dential are found along this stretch of the river. This 'is an
area of contrasts. For example, one of the nicer single-family
and townhouse residential developments (i.e., River Club) along
the river, adjoin the Caribbean Shipping operations and Allied
Marine. Similarly, River Run, a high~rise residential develop-
ment with marina and recreational amenities adjoins one of the
most dilapidated properties found along the river.

The balance of the shoreline is primarily consumed by the
City of Miami's E.G. Sewell Park and Dodge Mental Health ,
Hospital, immediately to the west of the park. E.G. Sewell
Park is a passive park which is in need of shoreline restora-
tion and a high degree of maintenance. Unfortunately, this
park receives very little use from the surrounding residential
community and consequently has not received the level of pri-
ority it deserves to enhance the park's native settings.

The river varies considerably along this district although
the depth of the channel remains almost constant. The river
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varies from approximately 160 feet to a width of 239 feet just
west of 17th Avenue. The depth of the channel varies from
14.5 feet to approximately 15.5 feet.

6. District F--22nd Avenue Bridge to 27th Avenue Bridge

District F, approximately .65 miles in length, is
primarily a residential district, with just a few exceptions
on the south bank immediately west of the 22nd Avenue Bridge.
Single-family, townhouse, garden apartments and high-rise resi-
dential structures are found in this district. For the most
part, the housing stock is in fair to good condition but there
is evidence of a need for improved maintenance of both yard
areas and structurces. Approximately 60 percent of the shore-
line is devoted to residential uses.

Marine~dependent services comprise only 20 percent of the
shoreline; and these are primarily related to the Florida Yacht
and Florida Ships property. Another 10 percent of the shore-
line consists of public/institutional uses such as the Key Power
Vocational School. The balance of the shoreline consists of
vacant parcels and Gerry Curtis Park. - During the last 10
years there has been little or no activity in this area involv-
ing new construction or changes in land use. This is primarily
a residential zone along both sides of the river.

The river varies in width from a minimum of 100 feet just
east of 27th Avenue to approximately 165 feet opposite the
Musa Isle development, located west of Curtis Park. The depth
of the channel is rather constant along this stretch of the
river, averaging approximately 15 feet.

7. District G=-27th Avenue Bridge to N.W. 32nd Avenue

~ District G, approximately .65 miles in length, is
primarily marine industrial, consisting of boat yards and
marine shipping terminals. Approximately 55 percent of the
shoreline is devoted to marine-dependent uses.

There is a small pocket of residential on the south bank
of the river fronting on South River Drive. The residential
consists of single-family residences, townhouses and a trailer
park just west of 27th Avenue; however, residential represents
less than 20 percent of the area and it shows signs of being
an area in transition. Approximately 5 percent of the area is
non-marine commercial or public-institutional. Ten percent is
vacant and another 10 percent is non-marine industrial.
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The river varies in width from a minimum of just under 100
feet within proximity of 32nd Avenue to approximately 150 feet
just east of the Tamiami Canal. The depth of the channel var-
ies from 14 feet near 32nd Avenue to 15.5 feet just east of
the Tamiami Canal.

8. District H--N.W. 32nd Avenue to the
Salinity Dam West of N.W. 37th Avenue

District H, approximately .65 miles in length, is a
mixture of marine-related uses, both commercial and industrial,
amounting to approximately 45 percent of the shoreline; and
other non-marine commercial and industrial uses. The latter
amount to approximately 35 percent of the shorzline. This
district serves primarily as a shipping terminal for container-
ized cargo.

The balance, or 20 percent of the shoreline, is presently
vacant and presents a formidable opportunity for expansion of
existing uses, or introduction of new uses along this district.
It is very likely that the trends of expanding shipping activi-
ties will continue in the future as a result of the amount of
vacant land which is still available in this district. The
growth and development of this portion of the river as a main
shipping terminal for the Caribbean has been a slow process.
This is in part due to the fact that this is the area farthest
from the mouth of the river, and both the distance and number
of bridge openings between these properties and the mouth of
the river present a slight disinvestment factor for marine
industrial investment. The nature of the river itself, as
well as the surrounding land uses, present few opportunities
for uses other than marine industrial or non-marine industrial
operations.

The river varies in width from 100 feet to approximately
200 feet at the entrance to Palmer Lake. The depth of channel
varies from 10 feet just east of the Salinity Dam to 15 feet
just west of Palmer Lake.
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B. ENVIRONMENTAL CONDITIONS

Environmental conditions survey identifies the physical
qualities of structures, properties and shoreline improvements
along the river. The conditions were categorized according to
the degree of remedial actions that would be required to
upgrade the particular property to a sound condition. The term
"dilapidated" was used to describe properties where structures
might be structurally unsound, boarded-up or abandoned; also
vacant properties which might have deteriorated bulkheads or
unconsolidated shoreline and littered with junk, debris and
derelict vessels or vehicles, received the same classification.
"Noxious activities” is a category given to non-river-dependent
uses such as "scrap metal yards" which contributes not only to
polluting the ground water and river quality, but also visually
blights the area.

Almost 75 years ago, the Miami River had clear, drinkable
water. Today, this body of water has one of the highest con-
centrations of pollutants in the State of Florida. The river's
water quality, although highly stratified, varies considerably
throughout the length of the river. The upper reaches of the
river near the Salinity Dam, is characterized by a slightly
brackish water, whereas the areas of the river near the mouth
are characterized by saline waters. The County Department for
Environmental Resources Management (DERM) has a number of mon-
itoring stations along the Miami River where water quality is
periodically monitored. The highest level of turbidity is
found at the mouth of the river, whereas the higher levels of
color values are found at the upper reaches of the river. The
latter is partly due to a possibility of fertilizers, metals
and oil spills entering the river at sites from which indus-
trial-type activities are conducted. A number of recent
studies have documented that sediments along the entire length
of the river are extremely polluted. In addition, the studies
have proven that the concentrations of pollutants are much
greater near the mouth than in the upper reaches of the river.
It is also interesting to note that due to the heavy ship
traffic which constantly re-suspends particles from the bottom,
the polluted sediments are quite mixed throughout the river.

The condition of the river water quality is also affected
by a number of off-shore and shoreline conditions such as storm
water runoffs and outfalls, sewage overflows, eroding shore-
lines and others. Storm water outfalls represent the major
source of pollutants along the Miami River. These outfalls



F \ ' , INC.
LN ZUCHELLI, HUNTER & ASSOCIATES, |

drain the public right-of-ways for an area which extends approx-
imately 1.5 miles from the river's edge. DERM has investigated
a number of sites where the leak of chemicals and oil spills
have contributed to the contamination of ground water and river
quality. The County has established a number of programs to
identify problem sites and monitor potentially polluting oper-
ations. In addition, permitting and regulatory programs have
been established to govern the discharage of storm run off into
the storm water system.

There are a number of sewage pump stations along the Miami
River that receive storm water from basins that drain into the
river. During heavy rainfalls, the combined storm water/sewage
flows are so great that this situation causes the system to
back up and overflow into the river through the storm water
outfalls. In addition, the number of house boats and live-
aboards moored along the river constitute another source which
contributes to polluting the Miami River through a direct
discharge of waste into the water,

Although there are still a number of docked or moored
vessels along the river which are in deteriorating condition, a
majority of partially or fully submerged vessels abandoned
along the river and its tributaries, have been removed during
the last several years in a combined effort between federal,
State and local agencies. A number of these deteriorated
vessels were removed and placed on the County's artificial
reefs., Today, the majority of the partially or fully submerged
vessels can be found along Seybold Canal, Wagner Canal, Tamiami
Canal and Palmer Lake.

1. District A--Mouth of the River to I-85

The environmental conditions within this distriect are,
for the most part, sound.

The most evident action required in this area is one of
maintenance. For example, the vacant site west of the Rio
Restaurant” is being used as a dump. Similarly the areas along
the Metro Rail right-of-way adjacent to the FPL property are in
need of maintenance. The shoreline along this area is quite
unsightly (i.e., rubble, barb wire fencing, deteriorated bulk-
head). 1In contrast, the public rights-of-way under I-95 are
well-kept and landscaped.
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There are a few areas where major repairs of shoreline
conditions are required. The most noticeable is an area immed-
iately east of Dawson Marine, on the south bank of the river,
adjacent to the new Miami Avenue Bridge.

The Miami River walkway, which extends from the S.E. 2nd
Avenue Bridge on the east, to Fort.-Dallas Park on the west,
represents the initial phase of capital improvements to improve
and enhance the ambiance of the river's edge along the City's
central business district. 1In accordance with the City of
Miami's waterfront charter amendment, public access to the
shoreline along Biscayne Bay and the Miami River are required
through setbacks and easements for all properties and land
uses, with the exception of waterfront industrial-zoned pro-
perties,

2. District B--I-95 to 5th Street Bridge

The district has the most distinct marine character
of any stretch of the river within the study area. Wholesale
fisheries such as National, East Coast and Florida Carib Fishery,
seafood restaurants such as East Coast and Joe's Restaurant,
Colpac Shipping, W.T.T. Terminal, Bahamas International Shipping
and other shipping companies characterize this district.

As a result of the marine activities which take place along
both sides of the rivers this district might appear to be
unsightly and run down. Although there are numerous instances
of bulkheading which needs major repair or replacement, and
rip rap which needs repair or maintenance, for the most part,
the cluttered appearance is in part due to the marine commercial
functions in this area.
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The open storage of lobster traps just west of the Jose
Marti Park, across on the north bank of the river and just east
of Florida Carib Fishery, Inc., immediately link the landside
operations with a strong marine image. Similarly, the boats
docked at the Colpac Shipping Terminal, just south of S.W. 1lst
Street on the north bank, full of open non-containerized cargo
on its way to Haiti; the flotilla of "sponge fishing boats" just
north and south of the Flagler Bridge; and the congregation of
pelicans around Joe's Restaurant/Fish Market and National
Fisheries at the west end of the district give it a colorful
and distinguishable "marine image".

Unfortunately, this stretch of the river is surrounded by
one of the highest crime areas in East Little Havana on the
south bank and Culmer/Overtown on the north bank. In recent
years, the only public effort to significantly upgrade the area
has been the construction of Jose Marti Riverfront Park.

3. District C--5th Street Bridge to 12th Avenue Bridge

Environmental conditions along this district are quite
sound except for a few isolated spots. These concern primarily
a few vacant parcels along the north bank which are in need of
maintenance and major shoreline restoration. The Metro Dade
property just east of the 12th Avenue Bridge has poor shoreline
conditions and the wood dock for the police patrol boats needs
minor repairs.

The worst conditions are found along the Seybold Canal, at
the eastern end of the district. Deteriorating bulkheads,
trash piles, sunken or derelict vessels and flagrant pollution
of the river are evidenced throughout the canal. A number of
uses fronting along N.W. 7th Avenue, such as the Southern Bell
parking lot, auto repair and body repair shops are quite incon-
gruous with the river and create a rather incompatible rela-
tionship with the single-family homes across the way.

4. District D--12th Avenue Bridge to 17th Avenue Bridge

District D has the highest environmental quality of
any other area of the river. With the exception of a few
single-family residences immediately west of the expressway
right-of-way on the south bank, structures along this stretch
of the river are in very good condition. Properties appear
to be well maintained and there are no signs which might indi-
cate any possibility of transition or disinvestment.
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5. District E/17th Avenue Bridge
to the 22nd Avenue Bridge

The district has striking contrasts in both land uses
and environmental quality.

The western portion of the district, immediately west of
one of the nicer residential areas along the river, is charac-
terized by the Ebsary Foundation property which is trashy,
unsightly and with a shoreline which needs repair and in some
areas replacement. On the opposite side of the river and
abutting the single~family area is a vacant lot which is used
by U.S. customs for storage of seized vessels. There are
still several boats and abandoned yachts at this site. The
property is littered with derelict vessels and vehicles. The
Caribbean Shipping property is similarly in a deteriorated
condition. Other properties along the South Fork River are in
a similar state.

Nuta's Boat Yard property appears unsightly because of the
shoreline conditons and the need for the repair of bulkheads.

Even E.G. Sewell Park, one of the most attractive passive
parks in the City of Miami and the district's most distinguish-
able land use feature, is in need of maintenance and shoreline
improvements. The rapidly eroding shoreline is losing valuable
vegetation.

6. District F--22nd Avenue Bridge to 27th Avenue Bridge

The district is in sound condition with the only
exception being a vacant parcel which lies between the Musa
Isle Senior Citizen prcject and Florida Yacht. This property
is trashy and in need of some limited bulkhead repairs at the
westernmost corner of the property. Some of the single-family
areas along the western edge of the district are in need of
maintenance.

The shoreline at Gerry Curtis Park is unconsolidated and
has evidence of serious erosion problems similar to Sewell
Park. Several inlets and boat slips to the east of the park

are being rented by live-aboards and house boats. These vessels,

for the most part, give the area a "run-down and transient”
appearance. :
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7. District G--27th Avenue Bridge to N.W. 32nd Avenue

The environmental quality of District G is one which
varies radically. For the most part, this district can be
described as being of a "fair" environmental quality at best,
due to the number of vacant properties which are in an abandoned
state with trash, debris, abandoned vessels and deteriorated
shoreline.

Although there are a number of marine boat yards such as
Bojean, Tamiami Marina and B.C. Corporation, the district is
primarily a shipping area with companies such as Bemuth Marine
Shipping, Johnson Shipping, Hyde Shipping Corporation, and the
largest shipping company being Caribbean Terminals, Inc. (CTI).

The shipping terminals can best be described as long and
narrow terminals with non-descript warehouse structures in some
cases and a multitude of containerized cargo deposited through-
out the site. This type of activity contributes to giving this
area a "messy or chaotic" appearance, although in reality it
is more a function of shipping operations and not a permanent
environmental condition.

The most noxious activities thorughout this stretch of the
river are the scrap metal yards. These activities present a
hazardous condition to the water quality of the Miami River.

In addition, the scrap metal yards and similar facilities
along the river give the district a very trashy appearance.

8. District H--N.W. 32nd Avenue to the
Salinity Dam West of N.W. 37th Avenue

District H is basically a continuation of the same
type of uses and conditions found in District G. Their environ-
mental conditions are practically identical, with the exception
that there is more vacant land in this area.

C. RIVER EDGE CONDITIONS

The river edge conditions survey identifies the type,
construction method and quality or condition of the river's
edge whether it be natural or man-made.
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1. District A-—-Mouth of the River to I-95

Over 90 percent of the shoreline is bulkheaded.
Approximately 5 percent is rip-rapped and the balance is
unconsolidated.

Although the majority of the bulkheading is concrete,
there is a considerable amount of steel sheet bulkheading.
The bulkheading is in good condition, particularly east of
the U.S. Customs and River Park Hotel. However, the steel
bulkhead just west of Tommy's Boatyard, along the IntraAmerica
Investment property is in a deteriorated condition and requires
replacement., Similarly, the steel bulkheading immediately to
the west of the Miami Yacht and the Rio Sea Food Restaurant
(S.W. 2nd Avenue and North River Drive) is deteriorated and
needs repair. '

There are also areas of unsightly rubble and debris
(i.e., unconsolidated) along the public right-of-way of Dade
County's mass rapid transit system (i.e., Metrorail) and
along adjacent shoreline abutting vacant or underutilized
tracts of land.

2, District B——-I-95 to 5th Street Bridge

Approximately 80 percent of the shoreline is bulk-
headed. Although a majority of the bulkheading is concrete
formed, there are several examples of steel bulkheading.
Immediately south of Lummus Park and on both sides of the
river between Flagler and S.W. lst Street there are examples
of bulkheads which need major repair or replacement.

Immediately opposite Lummus Park, there is a coral
limerock edge which has been capped. This is the closest
limerock formation to the mouth of the river. The remaining
shoreline is primarily rip rap with a few instances of uncon-
solidated material on the north bank within proximity of the
5th Street Bridge. For the most part, the rip rap areas are
in need of maintenance and some minor repairs.

3. District C--5th Street Bridge to 12th Avenue Bridge

Approximately 80 percent of the river's edge along
this district is bulkheaded. For the most part, the bulk-
heading is in good condition and concrete formed.
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Approximately 15 percent of the shoreline has been rip
rapped, primarily along the single-family areas on the north
bank and partially the Metro Dade property on the south bank
of the river. A portion of the Metro Dade property is not
consolidated.

Aside from the Metro Dade property mentioned above, the
only unconsolidated shoreline conditions abut vacant or
abandoned properties. These are quite unsightly and require
both major maintenance and bulkheading.

4, District D--12th Avenue Bridge to 1l7th Avenue Bridge

Approximately 75 percent of the river's edge along
this district is bulkheaded and in very good condition.

The remaining 22 percent of the shoreline is in an
unconsolidated condition. Most of this occurs immediately
along the river frontage of the Robert King High Towers,
where there is ample evidence of an eroding shoreline (e.g.,
exposed root systems, ground soil washouts, etc.). Other
examples are found along the expressway public right-of-way,
and along the James Carnell Lodge property.

A very limited amount of rip rap is found immediately to
the west of the Merrill Stevens boatyard on the north bank.

5. District E--17th Avenue Bridge to the 22 Avenue Bridge

Approximately 80 percent of the river's edge is
bulkheaded. However, there is a considerable amount of
bulkheading which is in need of repair or replacement, par-
ticularly along the South Fork River to the west of Allied
Marine and along the Caribbean Shipping property. Also, the
bulkheading along Nuta's boatyard is in need of repair.

Approximately 15 percent of the shoreline is unconsoli-
dated. This occurs primarily along E.G. Sewell Park along
the south bank just west of 17th Avenue, and in the area
immediately to the east of Miami Yacht Sales on the north
bank.

There is a very limited amount of rip rap. This occurs
primarily adjacent to the 22nd Avenue Bridge on the north bank
along Paland Marina.
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6. District F--22nd Avenue Bridge to 27th Avenue Bridge

Approximately 80 percent of the river's edge 1is
bulkheaded and in good condition. However, there are several
examples of bulkheads which need repair. For example, along
the Musa Isle Development; around Martin's Point (N.W. 18th Terr);
at the western edge of Curtis Park along the end of N.W. 24th
Avenue; and at several spots along the Key Power, Inc.,
property, the bulkhead is in need of repair.

In addition, the river's edge along Gerry Curtis Park is
unconsolidated and eroding. Unconsolidated and rip rap con-
ditions represent only 10 percent of the shoreline. The
balance of the river's edge consists of natural limerock with
wood docks varying in quality througout the area.

7. District G-~-27th Avenue Bridge to N.W. 32nd Avenue

Approximately 75 percent of the shoreline is
bulkheaded. Most of it is concrete formed except that portion
extending from N.W. 30th Avenue to 31lst Avenue along the
north bank, which is steel formed. With the exception of
wood bulkheading just east of the Bojean Boat Yard and steel
bulkhead immediately across the channel, both of which are
in a deteriorated condition, the remainder of the bulkheading
is in good condition.

Along the north bank of the Tamiami Canal there are also
areas just south of South River Drive where the bulkheading
is in deteriorated condition and needs to be replaced.

Approximately 10 percent of the shoreline is natural
limerock, primarily just west of 27th Avenue along both sides
of the river. Similarly, another 10 percent of the shoreline
is unconsolidated. This is found on opposite banks of the
river in the vicinity of the Orkin Pest Control property and
the Trailer Park just west of 27th Avenue.

8. District H--N.W. 32nd Avenue to the
Salinity Dam West of N.W. 37th Avenue

Approximately 60 percent of the shoreline is bulk-
headed. It is mostly in sound condition except for two
instances where there are wood bulkheads. These are in a
deteriorated state and need to be replaced.
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Approximately 20 percent of the shoreline is unconsoli-
dated and another 15 percent is natural limerock. The balance
is rip rap.

D. INFRASTRUCTURE

The infrastructure survey identifies those utility
crossings such as telephone, electric, gas, water and sewer
which impact the river and limit or constrain future actions.
In addition, outfalls which cause contamination and turbidity
of water quality, such as sanitary sewer overflows and storm
sewer outfalls, have alsoc been identified.

It should be noted that the map exhibits, which illus-
trate the above-referenced infrastructure conditions, overlap
geographically. Consequently, it is likely that utility
elements such as storm sewer outfalls, which are located
along the edges of adjacent districts, will appear twice in
the maps for each adjoining district. As a result, in total-
ing the number of utility elements along the river, the
overlap between these districts should be taken into account
so as to avoid the redundancy which occurs as a result of
the overlap in the district designations.

1. District A--Mouth of the River to I-95

Both banks of the river are well served with sani-
tary and storm sewer systems. However, there is a sanitary
sewer overflow at S.W. 4th Street which is resulting in
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occasional contamination of the water quality. The main
interceptor on the north bank is a 60- to 72~inch line
running along North River Drive and N.W./N.E. 4th Street.

There are approximately 16 storm sewer outfalls along
this portion of the river. 1In addition, there are 5 electric
cable line crossings and 1 telephone line crossing.

2. District B——-I-95 to 5th Street Bridge

Both banks of the river are well served with sani-
tary and storm sewer systems. However, there are 4 sanitary
sewer overflows along this stretch of the river contributing
to the contamination of the water guality: 2 are located
immediately to either side of the 48-inch sanitary sewer
interceptor crossing which connects the 66-inch interceptor
at South River Drive and N.W. 3rd Street with the 60-inch
interceptor at North River Drive and S.W. lst Street and one
at the eastern edge of Jose Marti Park.

There are approximately 20 storm sewer outfalls along
this portion of the river. 1In addition, there is 1 electric
cable line crossing and 2 telephone line crossings.

3. District C==-5th Street Bridge to 12th Avenue Bridge

Both banks of the river are well served with sani-
tary and storm sewer systems. However, there is 1 sanitary
sewer overflow on the south bank at the intersection of N.W.
7th Street with South River Drive, the location of a 48-inch
interceptor. A 60-inch interceptor runs along North River
Drive.

There are approximately 11 storm sewer outfalls along
this portion of the river. There are 3 electric cable
crossings and 1 water main crossing in this district.

4. District D--12th Avenue Bridge to 17th Avenue Bridge

Both banks of the river are well served with sani-
tary and storm sewer systems. Although there are 5 storm
sewer outfalls in this district, there are no sanitary sewer
overflows. There is a 48- to 60-inch interceptor running
along North River Drive and a 48-inch interceptor along N.W.
7th Street which serve the north and south bank, respectively.
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There is only 1 telephone cable crossing coinciding with
the expressway right-of-way.

5. District E--17th Avenue Bridge to the 22nd Avenue Bridge

Both banks of the river appear to be well served by
both storm sewer and sanitary sewer systems. Although there
are 6 storm sewer outfalls, there are no sanitary sewer over-
flows along this stretch of the river. The sanitary sewer
interceptors consist of a 48~ to 54-inch line running along
North River Drive.

There is 1 electric line crossing and one gas line
crossing along this district.

6. District F--22nd Avenue Bridge to 27th Avenue Bridge

Both banks of the river appear to be well served by
both storm sewer and sanitary sewer systems. Although there
are 15 storm sewer outfalls along this stretch of river and
its tributaries, there are no sanitary sewer overflows. The
sanitary sewer interceptors consist of a 42-inch force main
running along N.W. 1llth Street and 23 Avenue.

There are 3 telephone cable crossings and 1 electric
cable crossing.

7. District G-—-27th Avenue Bridge to N.W. 32nd Avenue

Based on available data, it appears that those
areas of the district which fall within the City of Miami
limits, are served by both sanitary sewer and storm sewer
systems.

There are 6 storm sewer outfalls and no sanitary sewer
overflows are evident. 1In addition, there are at least 3
telephone cable crossings and 2 water supply crossings.

8. District H--N.W. 32nd Avenue to the
Salinity Dam West of N.W. 37th Avenue

No information is available for this district at
the present time.



FARVARRRV.AN |

L g

)
—L—

LUy N

LTI

it
J1
f

J

)

l"‘\\\\

&
llllln !

|

[11)

(a8

ﬂ

vt

(T

W st
\ ™
5 ¥
H &
\
NW TER
LA ey
~ & R
N
) 3t
) O
]
: z

..””..Hiiﬂ

JHTTTTTIT]

L1 ]
-

o
[T
N4
H

RAAER

\ :ﬂﬂ,; =
E T—‘r@’ﬂ

INFRASTRUCTURE MAP - DISTRICT E

0000
00000 E - ELECTRICITY
00000 T - TELEPHONE

00000 W ~ WATER MAIN

~ UTILLITIES CROSSIN

G THE RIVER

Q0000 S - SANITARY

Q0000 G - GAS

oooooooo STORM SEWER & OUTFALL
— SANITARY SEWER OVERFLOW

I

0 125 250 500

ﬂl“ “Ih

----'---‘_-a--



=/ m
[ )

0000
%o
o,

cr
—Ce AT O ammm O

p— .

)

(D (

‘,‘/

A\
:
=P

J

ey
N
DL

2
N
w2
T Y Y Y N

== MMM S

.
= :
.
INFRASTRUCTURE MAP - DISTRICT F 0 125 250 500

00000  ~ UTILITIES CROSSING THE RIVER 00000 S - SANITARY L=ﬁ_____=l
00000 E - ELECTRICITY 00000 G - GAS -
00000 T - TELEPIUONE seseess - STORM SEWER & OUTFALL l||lI l||||
00000 W - WATER MAIN A ~ SANITARY SEWER OVERFLOW llm mll



~E

Al

114

"

I

INFRASTRUCTURE MAP - DISTRICT G

= UTILITIES CROSSING THE RIVER 00000 § - SANITARY

E - ELECTRICITY
T - TELEPHONE

W - WATER MAIN

(—— R )

7% Ave

00000 C - GAS

Ul

[LYYTYY ] - STORM SEWER & OUTFALL

A ~ SANITARY SEWER OVERFLOW

0 125 250

(W T E* =F
== =R=1
SIS I =
SO
= 7 =
- L _
£
HIEISHIIE
D ﬁ = =
U=
mina: RN
R
IER'SEREN
TRETias asaaan ’

A

S gy S

Ay,

| e

500°



00000

00000

& N L Ll N FUNPEFORE L T IS TN TR TS ST VT S T U S
H (34 EL) ¥

INFRASTRUCTURE MAP - DISTRICT H 0 125 250  500°

= UTILITIES CROSSING THE RIVER 00000 S - SANITARY @
E - ELECTRICITY G00U0 G - GAS ey
T - TELEPHONE esssees - STORM SEWER & OUTFALL |”l |||
W - WATER MAIN A ~ SANITARY SEWER OVERFLOW '”“ ““'



F r—.u.\\ ZUCHELLI, HUNTER & ASSOCIATES, INC.

I-23

E. LLAND ASSEMBLY/OWNERSHIP

Land Assembly/Ownership identifies parcels along the Miami
River which, due to their land area and amount of river front-
age, make them significant either because of their current use
and impact on river functions or the possibility for future
redevelopment. Typically a standard of 300 linear feet of
shoreline and an acre in size has been used as the criteria
for classifying parcels as "significant”. However, there are
exceptions due to location, access and land use adjacency
considerations.

1. District A--Mouth of the River to I-95

The significant parcels that have been assembled
under one ownership are as follows:

(1) Miami Center

(2) Dupont Plaza Hotel

(3) James L. Knight Center

(4) IntraAmerica Investments
(5) FPL/Arvida .
(6) Miami Shipyard Corporation

(7) IntraAmerica Investments
(8) Tommy 's Boatyard

(9) U.S. Customs
(10) Cyes Rivergate
(11) Brickell Point Apartments

2. District B~~I-95 to 5th Street Bridge

The significant parcels that have been assembled
under one ownership are as follows:

(1) Miami Yacht Full Service Yards

(2) Park Towers Senior Citizen and Metro-~Dade
Community Action Agency

Lummus Park

Scottish Pite Temple

Jack Orr Senior Citizen Tower

Miami Dade Water/Sewer Authority

City of Miami

Jose Marti Riverfront Park

0~y bW
— N e e

(
(
(
(
(
(

3. District C--5th Street Bridge to 12th Avenue Bridge

The significant parcels that have been assembled
under one ownership are as follows:
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MIAMI CENTER

DUPONT PLAZA HOTEL

JAMES L. RNIGHT CENTER
INTRAMERICA INVESTMENTS
FPL/ARVIDA

MIAML SHIPYARD COPORATION

O W~
[Py

INTRAMERICA INVESTMENTS
TOMMY'S BOATYARD

U.S, CUSTOMS

CYE'S RIVERGATE
BRICKELL POINT APTS.



T

T

LAND ASSEMBLY/OWNERSHIP MAP - DISTRICT B

1.

MIAMI YACHT FULL SERVICE YARD

2. DADE COUNTY / PARK TOWERS SENIOR CITIZEN &

DN L
s e e 2 & o

COMMUNITY ACTION AGENCY

LUMHUS PARK, CITY OF MIAML
SCOTTISH RITE TEMPLE

JACK ORR SR. CITIZEN TOWER

MIAMI DADE WATER / SEWER AUTHORITY
CITY OF MIAMI

CLTY QF MIAMI., JOSE MARTI PARK
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PRIVATE PROPERTY

TOWNHOUSE DEVELOPMENT

HOLIDAY INN

METRO DADE PROPERTY MANAGEMENT & GSA

OLD MIAMI HEROES BUILDING [/ SOUTHEAST BANK
BERMUDA HOUSE APTS.

CITY OF MIAMI
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Private Property

Townhouse Development

Holiday Inn

Bermuda House Apartments

City of Miami

Metro Dade Property Management and GSA
Southeast Bank

P
SO WU W N~
— e e e A S

4. District D--12th Avenue Bridge to 17th Avenue Bridge

The significant parcels that have been assembled
under one ownership are as follows:

Merrill Stevens Dry Dock Company

Metro Dade Parking

Mahi Temple

York Rite Masonic Temple and James Carnell Lodge
Robert King High Towers, Senior Citizen

o~~~
U1 > W N
— e Nt e

5. Digstrict E--17th Avenue Bridge
to the 22nd Avenue Bridge

The significant parcels that have been assembled
under one ownership are as follows:

Allied Marine

Private Property

Townhouse Development/"River Club"
Dodge Hospital

E.G. Sewell Park

Private property

River Run Condominium

Nuta's Boat Yard

Ebsary Foundation Company

U.S. Customs

| i e T e S B e e Y
QWO U W
— S N NP e N ot N N S
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6. District F--22nd Avenue Bridge to 27th Avenue Bridge

The significant parcels that have been assembled
under one ownershp are as follows::

Gerry Curtis Park

Ten-Story Condominium

Musa Isle Senior Citizen Center
Private Property
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MERRILL ~ STEVENS DYRDOCK CO.

METRO - DADE PARKING
MAHI TEMPLE

YORK RITE MASONIC TEMPLE &
JAMES CARNELL LODGE

ROBERT KING RICH TOWERS, SR, CITIZER
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(5) Florida Yacht
(6) Key Power, Inc.
(7) Florida Ships

7. District G--27th Avenue Bridge to N.W. 32nd Avenue

The significant parcels that have been assembled
under one ownership are as follows:

Orkin Pest Control

Metro Dade

Bermuda Marine Shipping

Bojean Boat Yard Repair and Sales
Residential Trailer Park

—~ e -~
Ul w o=
e e

8. District H--N.W. 32nd Avenue to the
Salinity Dam West of N.W. 37th Avenue

The significant parcels that have been assembled
under one ownership are as follows:

(1) Jones Boat Yard

-y

- s ey ms
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1. ORKIN PEST CONTROL

2. METRO DADE

3. BERMUTH MARINE SHIPPING

4. BOJEAN BOAT YARD REPAIR & SALES
$. TRAILER PARK
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IT. EXISTING ECONOMIC CONDITIONS

The economy of the Miami River area does not function in a
vacuum. Broad economic forces affecting the City of Miami,
Dade County and southeastern Florida impact what does and can
happen along the river corridor and along its edges. 1In
addition, recent development activity in areas relevant to
the river, such as downtown Miami and International Airport,
are establishing conditions that will significantly impact
future investments in the study area. It is the purpose of
this section of the memorandum to pinpoint some of those broad
market and development factors and trends to establish the
framework for the analysis of current and future activities
along the river.

A, MARKET OVERVIEW

The Miami/Dade County area has historically experienced
significant growth and development. This growth has resulted
from a variety of factors including in-migration to the region
and a growing international economy related particularly to
Central and Latin America. In recent years the in-migration
rate has slowed significantly and economic problems in Latin
America have contributed to a slower level of growth and devel-
opment in the Dade County/greater Miami area than for the Miami/
Ft. Lauderdale region. From 1980 to 1985 the average annual
growth in population was less than 1 percent rising from
approximately 2.7 to 2.8 million persons. Regional employment
grew at a slightly over l-percent average annual rate from
approximately 1,277,000 to 1,340,000 persons. During the same
period Dade County population rose from 1.6 to almost 1.8
million (an average annual gain of 1.8 percent), while employ-
ment advanced from 645,000 to 681,000 an average annual increase
of 1.1 percent.

Future growth of the greater Miami/Ft. Lauderdale area is
very much dependent upon favorable growth trends and economic
conditions in Latin America.* Under a baseline forecast of

* Future Prospects for Miami Fort Lauderdale Regional
Economy Robert David Cruz, November 1985; Downtown
Development Plan, Miami Florida Economic Analysis and
Growth Projections, Hammer, Siler, George Associates,
March, 1986; Economic Update, Southeast Bank, 1985/1986;
Economic News, AmeriFirst, 1985/1986.
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more stable growth in economic conditions in Latin America and
a retained competitive advantage for Miami, average annual
population growth of 1.3 to 2.1 percent per year is projected,
with a 1990 population of 3.1 million rising to 4.1 million by
2005. Under the same scenario, employment is projected to

grow at between 1.5 and 2.9 percent per year reaching in excess
of 1.5 million by 1990 and approximately 2.1 million by 2005.
More aggressive growth projections, which assume more export

to Latin America and the Caribbean basin and continued lower
United States interest rates, would result in population growth
of 1.1 to 2.3 percent per year, with a 1990 population of 3.1
million and a 2005 population of approximately 4 million and
employment growth of 1.7 to 3.5 percent per year with a 1990
employment of 1.6 million and a 2005 employment of approxi-
mately 2.1 million. In any event, steady but relatively more
modest growth is projected for the region.

B. CONSTRUCTION ACTIVITY

Growth in population and employment has contributed to new
construction and development throughout the region. The over-
all pace of construction, however, appears to have far exceeded
the pace of market absorption. This has resulted in a rela-
tively significant near-term surplus of residential and non-
residential development generally throughout the region.

Many domestic, institutional investors and others have
been attracted to Miami's traditionally strong growth rate and
have taken advantage of lower interest rates to construct large
amounts of office, residential and retail space. This phenom-
enon has resulted in significant buildings with relatively flat
absorption creating a serious glut of built space.

Of the roughly 2 million square feet of competitive office
space in Dade County, approximately 20 percent is vacant repre-
senting a significant increase from the 13 percent vacancy a
year ago. Significant residential development has taken place
and there are over 14,000 never sold or occupied condominium
units in Dade County with additional units still under con-
struction. Significant new retail space has been developed and
is under construction with a total of 9.3 million square feet
of commercial space serving the County's residents. In addi-
tion, significant hotel development has taken place in the down-
town area. This has taken place in a market in which the
number of tourist visits in Miami and the beaches has declined
from approximately 6.7 million in 1980 to 5.7 million visits in
1984.
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In summary, while the long-term outlook for additional
growth and development in the Miami area is excellent, there is
significant near-term overbuilding in both residential and non-
residential markets. This has resulted in a three- to five-
year backlog in certain sectors. Thus, there does not appear
to be any immediate demand pressures threatening the Miami
River area for those uses. Long-term growth projections, how-
ever, create demand for significant additional development
potential. Although this development potential will be at as
great a rate (in percentage not numerical terms) it will create
long-term demand pressures for additional residential and com-
mercial development along the river.

c. DEVELOPMENT OVERVIEW

As noted above, significant building has taken place in
the Miami area combined with relatively £flat absorption.

The office market is seriously overbuilt particularly in
the downtown and Brickell areas. The long-term development
potential for both the downtown and Brickell area is excellent.
The Florida Power and Light site on the north bank of the river
in the downtown, as well as sites on the south bank of the river
with the linkage by the MetroMover extension, present signifi-
cant long-term office and mixed-use development opportunities.
Linkages to the Hyatt, the Knight Center, the Riverwalk and
Fort Dallas Park all create the atmosphere for high-density
development along the downtown portion of the river. The cur-
rent area building reduces near-term development pressure
along the river and creats a "window of opportunity” to put in
place a program to encourage and/or preserve desirable maritime
uses.
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Significant development pressure, however, may affect the
northwest portion of the river in relation to the airport. The
airport (particularly to the west) represents a "hot develop-
ment spot". Major projects in West Dade near the airport
include DeBartolo's $402-million, 4.9-million-square-foot
project; a 50-acre, l-million-square~foot project by Deltona
Corporation; and a 205-acre project by Arvida Corporation.
This development and additional "spinoff" development around
the airport may create demand pressures in nearby portions of
the river for airport and office-related commercial activities
as opposed to water-related or dependent uses. 1In essence a
"cycle of impact" is being created around the airport which
will create secondary pressures to convert land at or near the
river to airport support uses (e.g., rent-a-car storage).

In downtown Miami, hotel and retail development appears to
be focusing around the Bayside Specialty Retail Center. This
should serve to refocus the tourist industry in Miami toward
Biscayne Bay and potential future expansion of Omni to the
north. Likewise, new downtown hotel development appears rela-
tively remote given current low occupancy rates. Future hotel
development will probably be closely linked to the location
and development of new and expanded convention facilities.

As noted previously, the residential market is clearly
overbuilt. Significant residential development is occurring
in the suburban Kendall area. - The luxury waterfront projects
are particularly depressed because of the lack of wealthy Latin
American purchasers who played an important role in this seg-
ment of the residential market. This may reduce near-term
demand pressures along the river; however, long-term demand for
lower-priced rental units appears strong and the close downtown
location and waterfront amenities along the river may create
significant development pressures when the current over-supply
begins to be absorbed.

D. GEOGRAPHIC ORGANIZATION

The Miami River study area is an unusually configured and
operationally complex economic system. The highly linear form
of the area, the diversity of uses and the narrowness of land
available to those uses in relation to the surrounding area
make it similar in many respects to a stretch of highway strip
commercial. Of course, in this instance, the river is substi-
tuted for the highway and there is the similarity in the uses
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that would actually occur; however, in each instance the sur-
rounding uses are strongly functionally attracted to their
principal accessway and life's blood--the river or the highway.

The river changes functional character many times from
one end to the other. For the most part the reasons for these
differences are not related to changes in the character of the
water body itself--its width, depth, water quality or other.
Rather, they are due to historic, geographic, political and
economic conditions that are usually expressed in a form of
land-related investment. Unlike the highway analogy, there-
fore, a significant proportion of the businesses located along
the river do not depend upon it to bring customers or goods to
their operation. :

A number of prior studies of the Miami River were made
available to the consultant team. Some of these go back over
30 years to the early 1950's. Since they were produced by dif-
ferent organizations with a variety of different intents, they
do not handle land use in a consistent manner. An analysis of
these studies seems to indicate, however, that the total number
of water-dependent uses along the river is slowly but surely
declining. Within recent years we have only to note the rede-
velopment of the downtown area, the well-publicized closing
of a boatyard in the downtown area and the conversion of one
of Merrill Stevens' locations to the River Run condominium
project to f£ind examples.

This section looks at the functional character of the
study area at three overall geographic levels. First there is
the downtown area comprised of the five planning areas outlined
in the downtown plan lying between Biscayne Bay and the I-95
overpass: Brickell Avenue, Brickell Central and Brickell West
on the south side of the river and Dupont Plaza and River
Quadrant on the north. The downtown portion is a part of both
the primary and secondary study areas as defined by the study.
For the purpose of this analysis, however, it is split off
from the rest of the river and looked at separately.

The other two geographic areas are the primary study area,
comprised of properties directly adjacent to the river and
usually no more than a block upland from it, and the secondary
study area, an irregularly shaped area extending outward from
the primary area over a distance of one to maybe five or six
blocks. Most of the analysis focuses on the primary study
area.
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1. The Downtown River

It was noted above that the development that has
occurred in recent years and is likely to continue to occur in
the future in downtown Miami has made the City one of the most
dynamic investment environments in the nation. While some
marine—-oriented businesses like the Miami Shipyard and the
Miami River Yacht Yard continue to operate in this area, the
trend is decidedly against these operations. Rather, the real
direction for the area may be typified best by the closing of
Tommy 's Boat Yard and the purchase by Miami River Yacht Yard

of property farther up the river in case it should be displaced

from its current location, which it leases from Florida Power
and Light. .

A variety of public and private actions over the past
decade seem to make it clear that marine businesses, to the
extent that they are to be represented in this area in the
future, will work within a new development context. Or, per-
haps more accurately, the new development should be required

to take marine interests into account and to encourage reason=-

able types and amounts of such business to occur along with
the new mixed-use development. Adequate provision should be
made to relocate any marine businesses that may be displaced
and the downtown river, at minimum, should retain a marine
atmosphere and public acg¢ess to the river from both the land
and water sides.

2. Secondary Study Area

Less of the research and analytical effort has been
expended in the secondary area. It appears clear, however,
based on analyses of the river edge businesses, field surveys
and observation, that activities occurring in the secondary
study area are generally not linked to those occurring along
the river. Some marine sales and services businesses exist in
this area, and at the northwestern end of the river some
industrial firms have buy/sell relationships with businesses
on the river. For the most part, however, the secondary area
consists of residential, retail and industrial uses having
almost nothing to do with the river. 1In fact, one could pull
the river away entirely and it is highly unlikely that there
would be any significant change in economic activity in the
secondary study area.
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3. The Primary Study Area

Given the caveats indicated above for the downtown.
and secondary areas, the primary area begins at the I-95 over-
pass and extends westward to the Salinity dam. It includes
the various tributaries extending off the main branch of the
river, like the Tamiami Canal, Seybold Canal and Palmer Lake.
For the most part the area is only about one block wide,
although at certain locations it extends outward for several
blocks to include logically associated contiguous properties.

E. FUNCTIONAL ANALYSIS

Analysis of economic activity in the primary area has
been grouped into three major classifications defined primarily
on the basis of the activity's relationship to the water.

° Water Dependent--Operations in this category are
absolutely linked to the water as a generator of bus-
iness activity. Included in this group are marinas,
boatbuilding and repair, shipping, fisheries and
marine sales where the business keeps an inventory
of display boats in the water.

° Water Related--Most categories of marine sales, other
wholesale and retail sales, various office uses such
as insurance, freight forwarding, brokerage that pro-
vide services to the maritime industry, scrap yards
and most other manufacturers, certain restaurants
and various manufacturing and repair of marina equip-
ment that does not obtain customer support directly
from the water are in this group.

° Non-Water Related--All other uses including services,
hotels, most restaurants and residential.

1. Water-Dependent Activities

These businesses and other operations are essentially
what this study is all about. Within the Miami area there are
limited locational options for firms that depend upon the
water for their business. Functional aspects of these opera-
tions are summarized by major types of business activity in
the paragraphs that follow.

~
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Marinas

The in-water and on-~land boat storage function is
important along the Miami River but not a dominant
activity. The amount of water area available to
slips is highly constrained due to the narrowness of
the river in most areas. On-land storage is not a
major function in the study area and is somewhat
constrained by up-land area.

There are marinas along the river as identified by
the State in 1984 when it conducted a State-wide
inventory of such facilities. These facilites are
listed in Table II-1.

The total number of slips indicated is 498, which is
really quite modest given the length of the river.
The two largest commercial facilities are Hardie's
and Nuta's, which are located adjacent to each other
on the north side in about the middle of the river.
They are also next door to River Run and Poland thus
creating a significant recreational maritime center
at this location. Occupancy rates tend to be moder-
ate to high--at least 60 percent in most instances.
Some of the facilities, like Jones, Bertram and the
Dupont Plaza, cater primarily to non-resident custo-
mers.

( ,
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TABLE II-1

SUMMARY OF FORMAL MARINA ACTIVITY

MIAMI RIVER
Number Number Percentage of
of Wet of Dry Occupancy Non-Resident
Facility Name and Address Slips Racks Rate % Customers
Allied Marine 25 10 over 80 -
Anchor Marine 10 5 over 80 5
Atlantic Marine Boat Yard 10 2 60-~79 20
Auto Marine Engineers, Inc. 10 - 60-79 99
-Dupont Plaza Marine Y21 - - 80
Eighth Avenue Boat Slips 33 - over 80 -
Florida Marine Center ’ - 15 40~-59 -
Florida Yacht Basin 12 - 60-79 15
Bimini 20 .
Hardie Yacht Basin 100 ) - over 80 5
Jones Boat Yard, Inc. 25 3 40-59 95
Miami Pioneer Club 18 - - -
Miami River Marina - - - -
Miami River Yacht 20 - over 80 10
River Run 70
Nuta's Boat Yard 125 110 40-59 2
Isla del Mar 75 -
Poland Yacht Basin 15 - - -
Richard Bertram & Campany 29 - 40-59 80
Tamiami Marine - 20 60-79 5
Tony's Marine Service, Inc. 35 - Over 80 -
Commercial Subtotal 498 105
Non~-Commercial* 150 - - -
TOTAL 648 105

* Slips at two condominium complexes.

Source: An Inventory of Multi-Slip Docking Facilities in Florida, 1984 prepared
by Division of State Lands; tabulated by Zuchelli, Hunter & Associates,
Inc.
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The inventory does not include many additional slips—--
presumed tc number in the hundreds--associated with
residences as shown in the photo below. In addition
to the condominium projects identified above, most
of the single-family homes located along the river
and its tributaries have one or more slips. Many of
these accommodate boats owned by residents. In
other instances the owner of the property leases a
slip to another individual. Observation indicates
that some of the boats moored at these slips are
being occupied by live-aboards.

The quality of the facilities varies widely with some
of the better-quality marinas associated with resi-
dential projects. Small- to moderate-sized recrea-
tional craft with a relatively low proportion of
"live-aboards” in the organized marinas are most
prevalent.

Competition for the function in the Miami area

comes primarily from the public Dinner Key Marina,
the Miami Beach Marina, private clubs along Biscayne
Bay and some small operations in the northern part
of Miami.

and Boat Repair

Boat and ship yvards repair and service vessels on
site. They may or may not also function as a marina,
but they generally need most of their slips for

- e S e e wms e
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storage of vessels being worked on. The river accom-
modates some excellent large operations of this
nature, several of which have national reputations.
This function is important because of the number of
skilled and semi-skilled workers it accommodates and
the character it imparts to the river as a working
waterfront. Secondary impact is important because
many of the vessels worked on are very large, have
well-paid crews and make significant purchases in

the area.

° The repair yard function has declined somewhat over the
years due to several factors. One of these is com~
petition from similar operations in Broward County.
Many of these are newer and larger and constitute
tough competition for Miami businesses. The shift in
customer support from Miami to Broward has been tak-
ing place over a 10- to l5-year span and is linked in
part to the decision by Dade County to enforce a per-
sonal property tax on yachts in the 1970's (which
Broward did not) and to the image of Miami as less
satisfactory as the Fort Launderdale area as a
"home port".
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The large luxury vacht, primarily power yachts, busi-
ness is undergoing substantial world-wide growth.
Several of the larger yards building and maintaining
these vessels are located in Broward County. These
are comparable to but generally larger than the
Merrill-Stevens operation on the Miami River. For
this reason these large vachts tend to go to Fort
Lauderdale rather than to Miami. 1In addition, the
owners and crews of these vessels, as well as the
smaller yachts, tend to feel more comfortable in the
Fort Lauderdale area because there is less ethnic
diversity, the area has a "higher-income” image and
the neighborhoods in which the facilities are lo-
cated are considered of higher quality with less
concern about personal safety and a generally more
"yvachty" environment,

- e o,
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Repair yards, like Florida Yacht Repair in the photo
on the following page, often occupy large parcels of
real estate and thus are prime targets for speculators
and investors interested in non-maritime development
along the river. !
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The shipping function on the Miami River is large
and significant. The study focuses primarily

on that portion of the industry that is "formalized"
or "traditional"--primarily the firms located west
of 27th Avenue. '

A visibly large "informal” shipping business occurs
at many different points along the river as illus-
trated by the vessels in the photo on the following
page. The shipping industry has had its ups and
downs and is currently on an upswing. It has a
long history of association with the river and
despite the rather unusual aspect of towing large
vessels up and down the narrow waterway, functions
quite satisfactorily.
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Yacht Builders

) This function is limited to only a few locations at
the present time. One of these is Bertram on the
Tamiami Canal and Palmer Lake~-a satisfactory location
for that business but hardly an optimum one. Other
than Bertram, the principal form of yacht building
is the finishing off of sail and power vessels from
bare hulls at various boat yards. Yacht building is
also enjoying strong growth in Broward County.
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Vessels using the Miami River largely serve the
smaller Caribbean ports and deal primarily in the
export of general cargo. Most of the firms are
located in the Dade County portion of the river.
Favorable labor costs and productivity factors as
well as regional accessibility are the principal
reasons why the businesses work well here. Problems
are primarily the relative lack of space along and
upland of the river.

Maritime Product Sales

Most sales functions do not require a waterfront loca-
tion and thus are not truly dependent upon the river.
All other things being equal, however, they certainly
function better along the river, which provides an
opportunity for proper display of boats and equipment,
product trials and customer access by both land and
water., Maritime product sales operations are scat-
tered throughout the primary and secondary study
areas. The river area serves as a "shopping center"
for these products in the minds of residents of Miami
and a larger portion of southeastern Florida. However,
it is a very dispersed shopping center with no real
concentrations along the river to create a "marketing
mass" capable of establishing an independent reputa-
tion and attracting customers.
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Fisheries

There have been significant changes in the character
of the fisheries industry over the past several
decades. - These changes are related to availability
of the biological stock in the area that can be
served on a daily basis from Miami, changes in custo-
mer preference, the ability of the United States
fishing vessels to be competitive, the size and
character of fishing vessels and the economic
realities of the procesing and distribution end of
the business.

The result has been a general decline in the river's
role in the fishing industry. 1Its function is now
limited primarily to storage and distribution with
relatively little landing of fish or processing.

Towing, Salvage and Marine Construction

Businesses involved in these activities comprise a
small but important functional group along the Miami
River. The principal towing company is vital to the
movement of shipping along the river. Another towing
company, which serves primarily the larger vessels
calling at the Port of Miami, has secondary operations
on the river. Salvage companies, with professional
divers, serve the south Florida market. One signifi-
cant marine construction business is located on the
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river and many are dependent on it for receiving and
shipping products.

. These are not glamorous activities, but they defi-
nitely fit in with the overall maritime orientation
of the river and provide necessary support to other
maritime functions, particularly shipping.

2. Water-Related Activities

Activities in this category do not depend on the
water to bring customers or products to their place of busi-
ness. Nevertheless, such firms definitely function in the
maritime area, frequently serving businesses that are water
dependent or customers active in maritime. Many of these
firms are physically located on the river while others are
located in the upland area adjacent to the river or possibly
in the secondary study area.

° Engine and Equipment Sales and Repair--A number
of the water-related firms fall into this category.
The degree of linkage to the maritime industry varies
from very close--repair and reconditioning of propel-
lers and drive shafts, to only marginal--repair of
shipping containers and trucks. This group has a
strong heavy industrial functional orientation. Its
presence in the study area results in part from
Miami River's heritage as an industrial district
related to the water. For instance, diesel engine
sales and repair was perhaps more important in the
past than it is today with the relative decline in
the fishing industry. But these businesses continue
to draw customer support from the river and from
southeast Florida and operate satisfactorily at
their current locations.

e Maritime Product Manufacturing--There are several
firms that manufacture maritime products such as
sails, safety gear and clothing that are functionally
related to the maritime industry but do not depend on
the water. These firms have limited customer or sup-
plier linkages in this area but find that the Miami
River environment provides a proper context for
their business.
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° Marine Supplies--There are many suppliers of marine
products at both the retail and wholesale levels in
the primary and secondary study areas. Most of these
have no need to be directly on the water. Rather,
they require a location that is relatively easy to
find and service. Several firms with national
clientele operate out of this area. They help to
strengthen the identity of the Miami River district
as a maritime community.

® Restaurants--It is perhaps generous to include these
in the water-related category. Nevertheless, some of
the existing restaurants receive a portion of their
customers by boat. It has already been noted that
some receive seafood products by boat. Nevertheless,
it is clear that none of these restaurants require
a waterfront location in order to function, although
the waterfront location is probably the reason they
chose their present site. Some are business exten-
sions of seafood retail/wholesale outlets that do
require a waterfront location.

3. Non-Water Related

About one~third of the survey questionnaires covered
activities falling into this category. They range from private
institutional uses and government activities to office func-
tions. The majority have limited linkage to the maritime
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industry but absolutely no need for sites on or near the water.
It is logical, however, that those having customers in the
maritime industry or providing services or information to

that industry, fit into the Miami River context satisfactor-
ily.

A number of the firms are identified as automobile repair
and maintenance. These may have had linkages to the maritime
industry in the past but exhibit few such linkages at the
present time. While this function is not necessarily anti-
thetical to the maritime context, they also do not contri~-
bute anything to the area.

One of the most visible activities in this category is
scrap processing and junk yards. Some of these receive or
ship products by water. Their function is not regarded as
water related since the same kinds of activities occur else-
where in Miami with no relation to the water. This appears
to be another activity that "grew up" alongside the river
simply because the area was heavy industrial in character.
These firms function reasonably well but are not necessarily
compatible with the maritime orientation of the area.

F. BUSJINESS OPERATIONS
/

This section highlights the findings of the research
relevent to the general business operating environment in the
study area. Some of these factors have been mentioned in the
paragraphs above and many will show up in the concluding sec-
tion -as opportunities or constraints. Information was derived
from interviews and the returned survey questionnaires. The
material is organized by broad categories with the salient
points identified under each.

1. Real Estate

The real estate situation in the primary study area
west of the I-95 overpass is clouded. There are several major
forces at work that are tending to contribute to a difficult
but not unreasonable operating climate for businesses.

° Ownership--A significant proportion of busines-
ses own their real estate and thus have no
landlord problems. Almost all firms that do
not own desire to do so. Ownership tends to be
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long~-standing with relatively few recent pur-
chases by maritime industry operators. However,
there have been a couple of instances recently
where maritime firms have bought real estate
for relocation or expansion.

Price of Land=-~Purchase of land by existing mari-
time businesses tends to be constrained by the
relatively high cost of the land. Unimproved
waterfront property seems to be selling in the
range of $12 to $15 per square foot or $15 to
$18 per square foot with minimum improvements
upon it and maybe some piers. We find such
prices high in relation to other maritime

areas in which we have worked and expect that
they constitute a definite constraint on mari-
time industry growth along the river. Neverthe-
less, we are aware that there are firms trying
to buy property even at these prices, which
indicates that they view the business environ-
ment as good--or perhaps have few options.

Renting--Most operators who are tenants gener-
ally find that the rents are moderate and within
their ability to pay. While this seems somewhat
inconsistent with the earlier observations
regarding the high cost of real estate, it

would appear that many of the landlords are

also long-term owners of the property and have
little interest in forcing out their tenants.
There also seems to be a fair amount of true
neglect of property on the part of landlords.
This certainly keeps costs and rents down. The
high level of development in the Miami area,
combined with significant overbuilding may
create high speculative values but limit actual
real estate activity.

Real Estate Taxes—-—-Most owners do not regard
their taxes as especially burdensome. Neverthe-
less, there have been dramatic rises in recent
years, related primarily to increases in the
underlying assessed value of the real estate.
Interviewed owners indicated that since 1980
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assessments have risen in the range of 50 per-
cent to 70 percent. To the extent that these
increases are related directly to business
operations, they are reasonable. However, this
is likely not the case. Rather, the assessed
values undoubtedly reflect changes in the per-
ception of the area's future as developable
real estate, and this can create a real problem
for maritime businesses.

2. Labor

Business operators find the labor situation to be
generally good. Workers are productive and wages are reason-
able. This appears to be a strong positive feature helping to
support the more employment-intensive businesses in the study
area.

The firms responding to the survey employed a total of
1,734 workers for an average of 25.3 full-time and 7.5 part-
time employees. Although the data may be biased since more of
the larger firms returned guestionnaires, the data still is an
indicator of the importance of the area as an employment center.

3. Business Success

Business has been generally good for the firms
responding to the survey. Only 15 of 66 respondents indicated
that their business activity was flat or down since 1980.
Eighteen reported business volume up significantly.

Over half of the businesses responding to the question
concerning 1985 gross sales indicated that they did at least
$1 million worth of business. Many have been actively adding
employees, renovating space, purchasing new equipment or expand-
ing their markets. These firms and others seem to be looking
to the future optimistically with expansion being proposed.

The businesses have more to say about what they like
about their locations in the study area then what they don't
like. Access to the river and the waterfront are clearly
among the most important locational features for these firms.
Access to freeways, the downtown and the airport are also
important. From this standpoint, therefore, the study area
represents an unusual combination of assets--a working water-
front with high accessibility to major markets.
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4. Business Climate

Most of the firms f£ind the climate for doing business
to be satisfactory at the present time. They attribute this
to: a general overall improvement in the state of the river's
economy; improvements in foreign trade since the dollar weak-
ened; an upgraded image for the river and the City:; and exter-
nal business factors such as, low interest rates and operating
costs.

However, a number of items are of concern to businesses.
There is a broad concern about crime as it affects business
property, customer property and automobiles. For instance,
one firm has had five customer and employee automobiles stolen
from its parking lot in the first six months of 1986. The
image of surrounding neighborhoods, in many parts of the study
area, tends to reinforce the perception and fact of criminal
and anti-social activity. Because of the linear nature of the
business area, it is bordered by residential areas of highly
variable guality throughout its length. Many of these areas
are perceived as housing individuals who create problems for
businesses on the river's edge. The condition of the sur-
rounding neighborhood is generally regarded as fair to poor,
although public security and police services are considered
fair or good.

While most of the firms consider the size of their land
area as sufficient, many feel that parking for customers and
employees is inadequate. This indicates that land availability
is a greater problem than direct survey responses indicate.

5. Economic Impact

Based on the survey responses, interviews and anal-
ysis of economic activity along the river, it is possible to
estimate the impact that the river has on the Miami economy.
The parameters of that impact are summarized below.

° Employment--7,000 full-time jobs and 600 part-time.
Almost 60 percent of the survey respondents have
added employees over the past five years and about
one-half plan to add workers during the next three
years.

° Growth Sales--$94 million by respondents the survey.
An estimated $613 million by all firms operating
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along the river. This works out to about $87,000 per
full-time worker which correlates very well with
general experience and indicates that the data is
pretty much on target. Over three-quarters of the
respondents indicate that business in the past five
years has been up from a little to a lot.

° Real Estate--$600 million in land and buildings from
marine businesses only. This value is based on 1985
assessment information.

) Direct and Indirect Impacts--Assuming a multiplier of
three, the direct business activity of $613 generates
indirect economic impacts of twice that amount or
just over $1.2 billion for a total impact of over
$1.8 billion.

G. ECONOMIC OPPORTUNITIES AND CONSTRAINTS

In this part of the réeport the principal economic and
physical opportunities for improved maritime-oriented business
activity on the river and the constraints that will tend to
limit the ability to tap those opportunities are set forth.
The specific items are based on points raised in the analyses
above. The material will serve as a basis for testing market
conditions and establishing a framework for future public
policies. ’

1. Economic Opportunities

There are a number of areas in which opportunities
are available to both the public and private sectors. These
can be used to generate new investment compatible with the
objectives of the planning process.

) Within the Miami area, the Miami River has rela-
tively little competition as a center for highly
varied maritime activities. 1Individual sectors
such as shipping, marinas, yacht repair and so
forth may have competition from Dodge Island,
Dinner Key, north Miami and Miami Beach, but no
place boasts the concentration of the Miami
River.
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Markets for products handled by Miami River
businesses are generally good and the outlook
favorable. This includes shipping, large yacht
repair, marine supplies, various other marine
services and so forth. The river is an estab-
lished "shopping center" for goods of this
nature.

The operating environment constitutes an oppor-
tunity. Businesses find that such factors as
labor, taxes and rent are generally in line with
their ability to pay and that workers provide a
good product at a reasonable cost.

The gradual improvement in the quality of the
water and in public perception of the river
itself provide an opportunity for businesses to
gain better overall acceptability and reception
in the marketplace. There is less presumption
to look down on businesses operating along the
river. '

The area has excellent external access to a
variety of markets including the airport, down-
town and the rest of the region via good roads
and, of course, the river itself.

The availability of some relatively large private
properties for reuse is viewed as an opportun-
ity. A few of these are existing maritime opera-
tions that can be better utilized. Others

are non-maritime, however, that might be used

in a positive way by new maritime businesses.
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There is a large amount of publicly owned land
along the river that is not being used to sup-
port the overall objective of improving the
river's suitability for maritime businesses.
This land can be leveraged to help achieve
objectives expressed by public officials.

The concentration of public actions and the
formulation of public policies supporting the
river are regarded as opportunities. While
these efforts in the "political" arena are
viewed by many with skepticism, they should be
given the benefit of the doubt at this stage.

The river serves as a focal point for busines-
ses that have operational linkages among them-
selves. This is the strongest on the "heavy"
side including shipping, salvage, towing,
freight forwarding then it is on the "recrea-
tional” side. However, in general the maritime
"shopping center" context provides an overall
business environment that provides an opportun-
ity for new investment in the establishment and
expansion of maritime businesses.

2. Economic Constraints

While many opportunities exist, there are also con-
straints that will make them difficult to achieve. The most
important of those are summarized below.

The market environment is highly variable.
Shipping and its support functions are dependent
upon economic conditions at the national and
international levels over which they have no
control. '

Competition from other areas such as Broward
County and the Florida Keys for aspects of
recreational marine activities definitely put a
constraint on the ability of that part of the
maritime industry to expand.

The Miami River area has a negative image among
many people, although efforts are definitely
paying off among local people. Still, the
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skippers and owners of many of the major yachts
that could be patronizing businesses along the
Miami River are uncomfortable with the ethnic
change that has occurred in Miami and perceive
that the Miami River area has a significant
amount of crime and social problems.

Building and land space remains a problem for
many firms. Land areas in many parts of the
study area are extremely narrow with expansion
almost out of the question. Interesting plans
were developed in the past that showed the
relocation of Scuth River Drive to increase the
amount of land immediately adjacent to the river.

Land values are relatively high for marine use
and tend to diminish the ability of maritime
businesses to purchase real estate for expansion
or relocation.

The condition of nearby neighborhoods is poor in
many instances. This tends to perpetuate the
generally negative image that people have of
this part of Miami.

Port of Miami officials, who focus primarily on
shipping activities at Dodge Island, tend to
ignore the role of the Miami River as an aspect
of the Miami region's shipping operations.

S0 WS Ul W U B A By O NS & M o e e
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Actions by the Port could conceivably hinder
the shipping industry on the river. 1In our
view the shipping industry must be regarded as
a whole and the contributions of its different
elements, including the Miami River activities,
recognized as part of the whole industry.

° Already hindering river industry is the problem
of bridges. While this is viewed as having no
easy solution, the bridges are clearly a con-
straint on many types of maritime activities
along the river~-shipping, yacht repair and
yacht storage.

° Governmental regulations have created difficulty
for some firms. These vary from small marinas
to large yacht repair and building operations
and the shipping industry. These regulations
need to be reviewed in light of the pragmatics
of operating along the river in a constrained
land area and in an industrial-type district.

® Security and crime issues continue to be prob-
lems for businesses and constraints on the
willingness of people to invest further in
their businesses.
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III. MARKET EVALUATION

The purpose of the market evaluation is to build on the
analysis of existing conditions set forth in Sections T and II
and to provide a basis for preparation of the development pro-
gram and implementation strategy. The organization of this
section is as follows:

a. Introduction
B. Regional Market Framework
C. Commercial Marine

D. Marine Industrial

E. Recreational Boating
F. General Industrial
G. General Commercial
H. Residential

Az INTRODUCTION

In most instances a market evaluation can use data clearly
identifying past trends in order to assess future markets. Or
the analsyis can draw on work done by others to establish a
framework. The market evaluations set forth below do not
enjoy the luxury of being able to employ these techniques
satisfactorily. The principal reason is that the maritime
activities, which are the principal focal point of this study
and are key to the future of the Miami River, are poorly tracked
from a data standpoint. Sources of objective statistical
information are limited and data is inconsistent in quality
and time coverage. It would appear that, unlike office, hotel,
retail and residential uses, the kinds of maritime functions
operating along the river do not attract enough interest from
governmental bodies to encourage the development of a strong
data base for the complex number of maritime businesses on
the river.

An example of the problem, which exists even at the fed-
eral level, is the information contained in Table II-1. The
data for 1968 and 1972 were derived from an earlier study of
the Miami River. The Commerce Department's County Business
Patterns as their source. Since that document is published
today, it was assumed that the older data could be updated.
While that has turned out to be true to a limited extent,
inconsistencies in the availability of information for partic-
ular categories in-certain years makes the material extremely
difficult to use.
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At present it is clear that the highest and best use of
the real estate bordering the Miami River is as maritime busi-
ness operations. Public policies should support that conclu-
sion. Some of the businesses operating along the river look
scruffy and are scruffy. Some are not on particularly strong
financial footings. But we see no reason to encourage public
actions to program these businesses out of existence. On the
contrary, such actions should nurture and support the firms.

It is appropriate to conclude this introduction with
several of the key conclusions derived from the economic
assessment.

) The Miami River is a successful maritime center.

° As an assemblage of activities, the river is unique
in the City and has few parallels anywhere else in
the nation.

° Taken as a group, the businesses operating along
the river are a major employer and taxpayer.

® There are effective business relationships among the
various firms that help to support the entire business
complex.

® Many of the private sector operations could find no

other location in Miami in which to operate. The
river is their only real option.

In the following paragraphs, we analyze the market for the
various types of uses considered appropriate to this study.

B. REGIONAL MARKET FRAMEWORK

Future change in the Miami-Dade County economy provides a
context for projecting the market for the kinds of businesses
located along the Miami River. While there is no clear, strong
one—-to-one relationship between the strength of business on
the river and what happens at the regional level, it is likely
that as goes the regional economy, so will the economy of the
river.

1. General Céntext

Florida is one of the nation's fastest growing states
from both economic and population standpoints, and it is
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expected to continue to be among the top two or three for the
remainder of this century. Miami is the dominant city in the
South Florida region, which has been participating vigoriously
in this growth. Growth in Dade County has not been quite as
strong as in the rest of South Florida. Between 1970 and 1980,
the population of Broward County increased 64.2 percent while
in Dade County it increased 28.2 percent. From 1980 through
1984, as indicated by the Census Bureau, Broward County's
population increased 7.4 percent while Dade's expanded by 4.9
percent. In the latter period, the City of Miami's population
grew at a faster rate than the County--7.4 percent,

It is clear from these data that Dade County and Miami are
participating in a significant, broadly based expansion of
their economies linked to growth in South Florida and Florida's
growth relative to the rest of the nation.

2. Employment Projections

Recent employment trends are shown in Table III-2 for
the Miami Metropolitan Statistical Area, which is Dade County.
Reasonable to strong growth has been experienced in all sectors,
except manufacturing where there was a small decline., Overall,
the area added 80,000 jobs during the first five-year span, an
increase of 11.6 percent. This is a very favorable employment
profile, especially when compared with the County's population
growth of 4.9 percent for the slightly shorter 1980 to 1984
period.

Regarding future employment, we cite the baseline projec-
tions prepared in 1985 as part of a broad overview of the
prospects for the Miami-Fort Lauderdale regional economy. The
statistical base is slightly different so the numbers do not
align perfectly than that in Table II-2. The continued expan-
sion of the Miami area economy is clearly indicated, however.
The forecaster took into account national and regional economic
factors, with particular emphasis being placed on the area's
trade relationship with South and Central America and the
Caribbean Basin.

Growth is expected to bhe particularly vigorous during the
period to 1995 and then taper off. The latter is probably more
related to conservative forecasting than to likely fact. There
is certainly no indication in the numbers of any significant
problems in the local economy.
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3. Population

Metropolitan Miami experienced population growth from
1970 to 1984 of over 2 percent annually. Much of this growth
occurred outside the City, particularly in the unincorporated
areas on its western edges. Like many large American cities,
however, Miami itself gained population from 1970 to 1984. It
experienced average annual growth of 0.4 percent.

Future growth in the metropolitan area is projected to be
somewhat slower, Nevertheless, by 1997 the County will have a
population of almost two million people. Moderate growth in
the City itself is projected to continue over the next decade
with Miami's population reaching a total of 374,800 by 1997,

4, Implications for the Miami River

The economy of the river reacts to forces occurring
at two rather distinct levels., First, businesses in the com-
mercial marine and marine industrial categories primarily
respond to national and international markets and economic
factors. Second, the recreational boating, general commercial
and residential markets respond to much more local economic
activity. The data presented above show a general and broad-
based expansion of the regional economy linked to factors at
the national and international levels. They indicate a favor-
able market environment for business along the river. 1In the
paragraphs which follow, the growth prospects for the various
functional categories relevant to the river are evaluated.

It is relevant to note at this point an important finding
of the Phase I analysis of existing conditions. It is that
the river area covers a portion of Miami in which real estate
values are among the highest in the region. Commercial and
residential development in parts of this corridor is intense.
Yet, the marine-related businesses which comprise the bulk of
the activity along the river are not intrinsically high revenue/
profit generators and thus are usually able to pay only indus-
trial type rents or land prices, Regardless of how strong the
market is for their products, therefore, these uses are likely
to continue to be under pressure from the development of the
"external", non-marine, market as Miami continues to grow.

This problem has the potential of putting considerable pressure
on the real estate occupied by maritime operations--the only
real estate now existing in the Miami area on which many of
them can operate satisfactorily. These pressures have already
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BASELINE WAGE AND SALARY EMPLOYMENT FORECASTS
MIAMI MA

1985 TO 2005

Economic Sector

Employment (000)1/

Percent Change

Manufacturing
Gohstructioni

T.C.U.2/

Wholesale & Retail Trade
F.I.R.E.3/

Services

Govermnment

Total

1985 1995 2005  1985-1995  1995-3005
105.2 121.6  121.8 15.63 1.63
32,6 39.7 32.3 21.83 ~22.9%
70.6  91.6  100.8 29.7% 10.08
195.0 244.9  295.8 25.63 20.7%
60.9  71.7 73.2 17.7% 2.1%
218.7 267.0  311.6 22.1% 16.7%
117.8  147.8  180.7 25.5% 22.3%
813.5 999.2 1,139.4 22.8% 14.0%

1/ Baseline assumption.

2/ Transportation, Communications, Utilities,

3/ Finance, Insurance, Real Estate.

Source: Future Prospects for the Miami-Ft. Lauderdale Economy, November, 1985,
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become evident at the downtcwn end of the study area and at
selected points elsewhere, such as thos locations where condo-
miniums have been built, and can only increase in the future.

C. COMMERCIAL MARINE

The commercial marine function covers businesses in the
broad categories set forth below. The letters in the paren-
thesis following the category indicate whether that activity
tends to be water-dependent (WD), water-related (WR) or other
(O)-

° Shipping—--The loading and unloading of vessels and
associated storage and office functions (WD).

° Towing/Salvage (WD).

® Fisheries--Unloading, storage, moderate processing,
wholesale distribution (WD).

[ Freight-Forwarders--Primarily the office function
associated with the shipping industry (WR).

° Commercial Marine Services-—-Shipbrokers, naval
architects/engineers/surveyors, insurance and other
professional-type services to the industry (WR).

1. Business Context

The analysis of existing conditions revealed that for
the most part businesses of a commercial marine nature are
doing well to very well and have generally positive outlooks
for the future. While the level of business activity in this
functional area varies substantially with such factors as the
strength of the economy of the Caribbean basin and the existence
of fish in the ocean, there is no reason to believe that the
general outlook for the category as a whole is not strong. It
is concluded that the bulk of the existing businesses can
remain viable and that there are very few soft spots where the
plan could indicate a reduction in activity. On the contrary,
the overall strategy for these firms should be to try to find
additional space into which they can expand.
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2. Shippin

Shipping in the Miami River has two components.
First, there is the "traditional" shipping activity repre-
sented by such firms as Bernuth, Hyde, Pioneer and Antillean.
These operate from relative modern, established bases. Second,
there is the less-well structured independent or "informal"
business typified by the Haitian trade, This is conducted
primarily in small wooden vessels using much less formalized
terminal facilities on the river.

This evaluation focuses primarily on the first of these.
The presence and economic significance of the second is recog-
nized, but information on it is essentially non-existent, and
its overall contribution to the economy of the river, though
significant, is much less than that for the traditional
shippers. ' :

The market for shipping activity along the Miami River is
a function of an extremely complex set of factors., The assump-
tions set forth below are used to guide the market evaluation.

° There will be reasonable political stability in the
Caribbean basin, moderate economic growth and gen-
erally increased trade with the United States.

° Smnaller Caribbean ports will remain accessible pri-
marily to shallow draft ships, the kinds of vessels
which use the Miami River as opposed to Dodge Island.

. Vessels serving the Caribbean will get no larger
(primarily in terms of beam and draft) than the
largest now using the river.

° Whether due to unions or other factors, a wage dif-
ferential favoring the river will continue to exist
between the Miami River and Dodge Island. We anti-
cipate, however, that in the longer term, operations
at Dodge Island will become generally less unionized.

) Operational issues concerning ship traffic on the
river, particular the bridges and the depth of the
river will be no worse in the future than they are
today. .
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Given these assumptions, we expect the major shipping
companies to experience continued, moderate expansion. Local
analysts have indicated a growth in the value of exports to the
Caribbean average roughly ten percent per year through the rest
of this century. Almost all of the shipping activity on the
river is export trade. The seven major shipping terminals on
the river currently handle between 450 to 500 vessels per year
moving about 469,000 tons. If river shipping activity were to
share proportionally in the total growth of trade, the this
figure would double in the next ten years and then double again
by 2005,

Some of the increased activity would be accounted for by
larger ships and more frequent sailings and thus not necessar-
ily indicate a need for additional space. In addition, there
is still room for growth at some of the river's major shipping
terminals. However, the data make it clear that the terminals
will likely require more real estate at some time in the future
or be forced into a non-competitive situation relative to Dodge
Island and other Florida ports., )
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The bulk of the major terminals are located at the far
upper reaches of the river. There is vacant and under—-utilized
riverfront land in that area as well as some firms operating on
the river which do not require waterfront access. Based on the
outlook for this sector, we perceive a demand for approximately
50 percent more space for these businesses than they currently
occupy. Public policy should encourage and assist the expan-
sion by existing firms to "soft" areas adjacent to their cur-
rent operations. Another approach would be to develop a new
general access cargo facility to be used by a number of firms.

With regard to the Haitian-type shipping activity, there
is definitely a need to accommodate these vessels at some sort
of an organized location. The development of a "public dock"
general access terminal that could be used by such vessels is
a potentially workable solution. So doing would bring more
structure to the industry and even free up some pieces of real
estate along the river for other uses.

2. Towing/Salvage

One major towing company and several small salvage
businesses currently operate along the river. Their growth will
likely occur in direct proportion to the expansion of commer-
cial marine activities in general. However, there is no per- ~
ceived need for additional space by these operations. On the
other hand, if some form of "maritime business complex" was
developed along the river, it is conceivable that the small
salvage companies might find it to their advantage to relocate
their operations to that area.

3. Fisheries

The Miami River continues to be the principal focal
point in the region for the landing of fish., This industry has
changed substantially over the past 10 to 15 years as local
fish stocks have declined. Nevertheless, firms such as National
Fisheries, Florida Carib Fishery and East Coast Fisheries
continue to operate successfully along the river, although
they receive products primarily by truck.

We anticipate that this business sector will continue to
be under pressure in future years. The industry faces a variety
of problems affecting its future health. The operating environ-
ment along the river for these firms is satisfactory but not
optimum. We do not see existing firms requiring any additional
space nor do we see demand by firms not currently in the busi-
ness,
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From a real estate and operations standpoint, the best
solution for this industry would be to develop a "seafood
industrial park" in the Miami area. It would require a minimum
of five acres for such an operation to work effectively. 1If
several firms moved into such a project from locations else-
where on the river, the land that they would be leaving would
become available for development of other maritime or compat-
ible activities.

4. Freight Forwarders and Marine Services

These are primarily office functions, the economic
viability of which are linked directly to general growth in the
maritime sector of the local economy. We see modest growth in
these activities and the need for some additional office space.
At the present time, many of these businesses occupy space as
part of a larger marine complex. There are a few free-standing
office buildings such-as the International Center on North
River Drive just west of 27th Avenue. We project a need for
20,000 to 30,000 square feet of space of this type in each of
the two projection periods--to 1995 and to 200S5.

D. MARINE INDUSTRIAL

This category of activity includes a wide range of indus-
trial type functions.

® Boat Manufacturing (WD/WR).

° Sshipyards—--Large facilities with a railway catering
to larger vessels, primarily commercial but also
larger pleasure yachts (WD).

° Marine Item Manufacturers--Sail makers, riggers,
" marine hardward (WR).

® Marine Contractors--Firms that do construction work
on the water's edge, piers, bulkheads, etc. (WD).

° Machinery Repair/Fabrication—-—-Engineers, propellers,
generators, shafts (WR).

Marine industrial businesses have an important presence on
the river. They tend to be relatively intensive space users
and major employers. There is a considerable amount of inter-
dependence among the firms in this category. For instance,
shipyards require the services of mechanical repair businesses.
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Based on the surveys and interviews, it is concluded that
the existing businesses in this category are generally viable.
Moderate growth is expected for the category as a whole.

1. Shipyards

One of the most important of these is Miami Shipyard
on Southwest 2nd Avenue at Southwest 7th Street. It is located
near the end of the Brickell Avenue development corridor and
across the Miami River from the expanding downtown development
area. It is an important maritime business that is definitely
being impacted by the development of Miami's downtown core.

The market for the kinds of services provided by Miami
Shipyard, Merrill Stevens and Florida Ship, which comprise the
principal firms in this sector, is seen as strong enough to
support their continued success if external factors do not
impede their ability to do businesses. Downtown development is
such an external factor.

2. Boat Manufacturers

This is primarily Bertram and it is unlikely that
any new manufacturers will come into the area in the future.
Nationally, production line boat manufacturing is taking place
away from waterfront locations in typical industrial park or
isolated industrial building settings. Bertram, however, is
dependent upon the water since it tests all of its boats in
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Biscayne Bay. The prospects for Bertram are considered bright
since the firm is a recognized leader in its field, keeps its
production facilities modern, and has a loyal clientele.

Bertram, and to a certain extent other marine businesses
located at the river's upper end, are being impacted by expan-
sion of operations, such as rental car agencies, serving Miami
International Airport. The planning process needs to recognize
Bertram's possible future expansion requirements in order to
assure that the proper kind of assistance is available to help
the company continue to be successful at this location.

3. Manufacturers of Marine Products

The river presents a suitable environment for opera-
tions in this category such as sailmakers, hardware manufac-
turers, riggers, etc. Some of these businesses, however,
could be located in traditional industrial parks. The value
of the river is that it creates a compatible maritime—oriented
operational setting.

Growth of businesses in this sector will be related to
expansion of the marine industry in general and Miami's suit-
ability as a location. It is our judgment that many of the
firms will remain small and oriented primarily toward the
local market. At present, some of these businesses like Shore
Sails, occupy space in larger yards. In the case of Shore, it
is the Miami Shipyard. We estimate a need for 30,000 to 40,000
square feet of space for such functions in each of the two pro-
jection periods.

4. Marine Contractors

One of the largest such contractors in the region,
Ebsary Corporation, is located on the river. We see this firm
as remaining viable in the future, but perceive no introduction
of other similar firms to the river.

Ebsary has occupied its location for a long time. It is
situated in a part of the river which is otherwise primarily
recreational boating. The sensitive relocation of Ebsary to a

different site on the river would help make this part of the river

suitable for comprehensive treatment as a recreational boating
center, However, no action should be taken that would cause
harm to the Ebsary business. This issue is covered in greater
detail in the development program.
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5. Machinery Repair/Fabrication

The repair and sale of various types of engines,
propellers and other marine-related heavy equipment is a major
activity in the river corridor. Most existing firms are gquite
viable and have indicated their need for expansion. The need
for up to 30,000 square feet of building space for such activ-
ities in the two ten-year projection periods is indicated.

E. RECREATIONAL BOATING

Some of the functions described in other categories relate
to recreational boating, but the ones listed below are specific-
ally oriented toward the person who pursues marine activities
primarily from a recreational standpoint. The following opera-
tions are covered.

® Marinas--Wet and dry storage of boats (WD).

® Boat Yards--Smaller facilities as contrasted with
shipyards, using small railways or travel lift
devices; frequently occurring in association with-
marinas (WD).

™ Boat Dealers (WR).
™ Marine Retailers (WR).
e Marine Services--Yacht brokers, insurance, finance,

and others providing "office-type" services to
recreational boaters.

The Miami River is an important center for recreational
boating business in South Florida. Boating registrations in
the region have climbed from 87,900 in 1980 to 98,800 in 1985.
Dade County has the largest number of pleasure boat registra-
tions in South Florida. The total has increased 3,600 from
1980 to 1985, as can be seen in Table II-5, but the County has
lost a small proportion of share in South Florida as a whole,

One of the most interesting statistics concerning South
Florida is the fact that it is the location of most of the
State's larger vessels. This can easily be seen in Table
I1-6. Dade has 38 percent of all of the registered vessels 110
feet long or longer, 15 percent of those 65 feet to 110 feet,
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TABLE II-5

PLEASURE BOAT REGI STRATICONS
UNITED SIATES, FLORIDA (DADE, BROWARD AND
PAIM BFACH COUNTIES AND SOUTH FLORIDA

1978 TO 1985
1978 1980 1982 1984 1985
United States 8,034,905 8,577,857 9,073,972 9,281,199 9,308,112
State of Florida 434,818 466,775 480,384 529,436 544,675
South Florida 80,860 87,894 86,949 93,972 98,809
Dade County 37,373 39,007 38,026 40,945 42,642
Broward County 25,458 29,271 29,637 31,458 33,034
Palm Beach County 18,029 19,616 19,286 21,569 23,133

Source: Florida Department of Natural Resources.
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TABLE III-6

DADE, BROWARD, PALM BEACH COUNTIES
BOAT REGISTRATIONS AS PERCENT OF STATE TOTAL

(Rounded)

Size of Boat South

(feet) Dade Broward Palm Beach Florida
Under 12 7% 5% 3% 15%
12 to 16 3% 3% 3% 9%
16 to 26 129 8% 5% 25%
26 to 40 17% 15% 7% 39%
40 to 65 17% 18% | 7% 42%
65 to 110 15% 30% 17% 62%
Over 110 38% 23% - 61%

Source: Laventhol & Horwath.
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and 17 percent of those 40 to 65 feet. 1In the first of these
categories, it is clearly ahead of Broward County, behind in
the second, and about the same in the third.

Gross sales of marine-related items are shown in Table II-
7. In contrast to the very high proportion of boat registra-
tions compared to Broward County, Dade is getting only about
one-half of the sales activity. This clearly shows that Dade
County residents are purchasing marine items in Broward County.
It also indicates that Broward is getting a larger amount of
business from visitors to the region.

We see the opportunity for reasonable growth in recrea-
tional boating in the Miami area and the Miami River is an
appropriate location for some of that activity. Because of
the problem of having to traverse the river to get to facili-
ties and land and operational constraints on the facilities
themselves, the Miami River recreational boating industry
remains vulnerable to competition from other parts of the
Miami area. At the present time this is primarily the Dinner
Key and Miami Beach marina. It could also include a "Watson
Island" type of development at some time in the future, although
our assumption is that there will be no such development for
at least the next ten years, Even with the growth of these
other areas, it is our judgment that the Miami River will
continue to be a successful recreational boating center.

A study of the demand and supply of marine services in
Florida completed in December, 1984 indicates that by 1995
there will be 46,500 boats registered in Dade County and 49,550
by 2005, Thus, there is little question that Dade will remain
a center for strong recreational boating activity in the future.

1. Marinas

The demand/supply study cited above indicates that
in 1982 an estimated 7,847 boats were berthed in Dade County,
of which 4,559 were wet slips. It estimated that there was a
capacity of just under 6,000 wet slips in the County. It
forecast that in 1995 there will be a demand for 5,617 slips
and by 2005, 5,952, Looking at the 1995 figure, that indicates
a need for about 1,000 more slips than currently exist in the
County.
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The Miami River is a suitable location for some of these
slips from a market standpoint. The biggest problem, however,
is physical capacity. It will be extremely difficult to add
new docks and berthing facilities along the river due to its
narrow width and the requirement to keep the waterfront open
to accommodate winter traffic. Thus, the likely future strength
for the Miami River will be in upgrading existing facilities,
perhaps even rebuilding existing marinas to accommodate larger
and better-quality yachts.

The River Run Condominium complex is an example of a new
marina at an old location (the site was formerly part of the
Merrill Stevens yacht yard complex) which has been successful.
The quality of yachts being berthed on the river is still not as
high as at Dinner Key or Miami Beach. We believe, however,
that as the river development program is implemented and the
overall image of the river is improved, the area will become
more appealing to yachtsmen owning better-quality vessels.

There are currently an estimated 648 formal (versus "at
home") slips on the river. If the river was to experience an
increase in demand proportional to the overall County increase,
then it would need approximately 130 wmore slips by 2003, How-
ever, there is only a moderate ability to provide such slips.
This means that the strategy must recognize the addition of
slips whenever possible, including as part of non-maritime
commercial complexes. To the extent physically possible,
larger slips should be encourage near the mouth of the river.
It is important to keep in mind that boats are the fuel for
many other types of marine businesses. Thus, it is critical
that the total boat inventory along the river and in Dade
County, as well as the quality of that inventory, be kept as
high as possible.

Some of the existing marinas, particularly those in
District B, are very small and their long-term viability is
suspect. They are constrained from both the water and land
sides. Policy should assist these operations wherever possible,
but the longer term solution may be to have some of these
operations merge with adjoining maritime uses.

2. Boatyards

There are a number of boatyards on the Miami River
serving pleasure craft. These range from extremely small oper-
ations to very large, comprehensive and professional complexes
like the one run by Allied Marine. Boatyards obtain their
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business from the local inventory of vessels as well as tran-
sient vessels. The ability of Miami River establishments to
serve both of these markets has been hamperd by the overall
quality of the river environment. The users of both the marinas
and boatyards are particularly sensitive to neighborhood condi-
tions. Many of these businesses are negatively impacted by
anti-social behavior attributed to people living in adjacent
communities.

Assuming no unforeseen major competitor, we believe that
those well-run boatyards currently in existence will be success-
ful in the future. We also feel that additional boatyard entre-
preneurs would be attracted to the area if the right kind of real
estate opportunity could be presented. This would almost cer-
tainly involve having the boatyards develop in association with
up—-graded marina facilities.

3. Boat Dealers

There are several significant boat dealers on the
river. From a locational standpoint they tend to be scattered
at diverse points so that the area does not work as effectively
as it should as a boating "shopping center”. Because boat
dealers tend to maintain an inventory of expensive vessels,
they are particularly sensitive to vandalism and neighborhood
problems. Under the assumption that these problems can be
satisfactorily controlled, we see the opportunity for addi-
tional dealerships along the river at selected locations. We
project the demand for two to three acres of land for each of
the ten-year periods along the river for use by dealers. This
space might be developed in association with marinas since boat
dealers and marinas are compatible and mutually supporting
uses, :

4, Marine Retailers/Wholesalers

Several firms providing marine products at retail
and wholesale in the river corridor. Store units can range
from 2,000 square feet up to as much as 10,000. On a net
basis, there may be some consolidation of these operations in
the future, but we believe that there will be demand for net
new space of 15,000 to 20,000 square feet in each of the pro-
jection periods.
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5. Recreational Marine Services

Many of these services (yacht brokers, insurance,
charter operators) are accommodated in integrated maritime
complexes like Allied Marine. We anticipate growth consistent
with the general expansion of recreational boating in Dade
County. These primarily office functions could account for
10,000 to 15,000 square feet of net new space to 1995 and a
like amount to 2005,

F. GENERAL INDUSTRIAL

This category includes the scrap operations, auto repair
facilities, container/trailer repair busineses and others of
similar nature. Some provide direct support to businesses
along the Miami River. Por the most part, however, they do not
have to be on the river and are not compatible with maritime
operations. The prcocblem is--they have to be somewhere. That
place happens to be the river at the present time bhecause it
has functioned as an industrial-type area for decades and the
land values have been historically low enough to support theres
uses, particularly if owned by form.

There will be growing demand for these services in the
future. We recommend, however, that none of this demand be
allocated to the study area. In fact, in our judgment, these
uses are clearly incompatible with the long—-term strateqgy for
the river. Thus, alternative locations should be identified
for them and their real estate utilized for expansion of mari-
time businesses.
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G. GENERAL COMMERCIAL

This section evaluates the market for non-marine commer-
cial uses in the study area. It covers office, retail, enter-
tainment and eating and drinking activities. The overall
market potential for each of these uses is evaluated followed
by an examination of how these uses can be combined with marine
activities in order to be mutually re-enforcing. Potential
public policy incentives which could affect market opportuni-
ties are identified, along with additional public policy
actions which could be utilized to have non-marine commercial
facilities support marine activities.

1. Office

There is approximately 22 million square feet of com-
petitive office space in the Dade County area. The office mar-
ket is experiencing a significant "glut" in almost all market
sectors. The current vacancy of appoximately 4.5 million
square feet (or approximately 20 percent) is a significant
increase from the approximately 13-percent vacancy one year ago
and the typical 1l0-percent vacancy normally experienced in the
Dade County area.

In addition to the 4.5 million square feet of vacant
space, another approximately 5.2 million square feet of office
space is currently under construction and available. This 9
million square feet of available space can be compared with
the County-wide annual absorption rate approximately 1.2 mil-
lion square feet. Thus, there appears to be approximately an
8~year supply of available office space currently on the mar-
ket.

Office space within the Dade County area has tended to
become less centralized in the central business district/
Brickell area, but more concentrated in suburban office cen-
ters., It is estimated that approximately 22 percent of the
office space in the County is concentrated in the central
business district with an initial 10 percent concentrated in
the Brickell area immediately to the south. The airport/west
Dade area represents a concentration of office space almost as
large as the combined central business/Brickel area or 26 per-
cent. Likewise, Coral Gables with 11 percent of the office
market and south Dade/Kendall, with 9 percent of the market
represent significant office concentrations. The remaining
approximately 22 percent of office space or approximately 5
million square feet is scattered throughout the County.
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The primary study area has limited office space, with the
exception of downtown and Brickell-related office space in
District A. Large office concentrations in the traditional
central business district and Brickell Avenue area are located
immediately adjacent to the primary study area, with vacant
and underutilized sites within District A representing a sig-
nificant portion of future downtown office development oppor-
tunities.,

Remaining portions of the primary study area have only
scattered office space, primarily associated with marine indus-
trial uses. The Civic Center office complex, adjacent to
District D has a large amount of public sector space, but had
little or no spin-off office development effect within
the primary study area. In general, the study area (with the
exception of the area at the mouth of the river) generally
does not have an office market image nor concentration of
office or office support uses.

Following absorption of the current over-supply of office
space, we see significant opportunities for major office devel-
opment within District A, These office spaces will be directly
related to and part of office growth in the central business
district and Brickell areas. Based upon historic absorption
office and market projections prepared for the City of Miami
Planning Department as part of the downtown development plan,
it is estimated that the downtown area (CBD and Brickell) will
capture approximately one-third of the estimated average annual
l.2-million~-square-foot office absorption, as shown in Table
IT-8. This represents an average annual absorption for the
entire Brickell/CBD area of approximately 400,000 square feet
per year. This would indicate a four-to five-year period
required for absorption of currently and/or under construction
space. It is assumed, therefore, that development potential
for major office development projects in the District A study
area would take place in the early 1990's. Development in
this area would take place at a similar intensity to previous
development projects with major office buildings constructed
in the 300,000 to 500,000 square foot range, with floor area
ratio in the 4 to 8 range.

Elsewhere in the primary study area limited office market
potential is foreseen. It is estimated that outside of the
central business district/Brickell area the riverfront would be
competing with major suburban office concentrations. The river
area does not have a significant office market image nor office
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TABLE III-8

PROJECTED MIAMI RIVER
AVERAGE ANNUAL OFFICE MARKET DEMAND
1985 TO 2005

(000 square feet)

Demand (000 Sg. Ft.)
- 1985 2005
Dade County Office Space 22,000 46,000
CBD Qffice Space 4,800 10,100
Brickell Office Space 2,200 4,600
Other Office Concentrations 10,200 21,200
Other Scattered Locations 4,800 10,100
Average Annual Potential
Dade County 1,200
CBD/Brickell 400
Scattered Locations 250
"Up River" Locations
(@ 3-5% of Scattered) 8 - 12
Source: Estimated by 2Zuchelli, Hunter & Associates, Inc.
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concentration to become a major "player" in the office market.
As such, the river would be competing for scattered suburban
office market absorption, which in all of Dade County is esti-
mated to amount to approximately 250,000 square feet per year.
Assuming a relatively modest 3- to 5-percent capture rate of
this demand, an estimated 8,000 to 12,000 square feet of scat-
tered office space development could take place along the
river outside of the central business district/Brickell Avenue
areas.

More intensive marine-related activities are not deemed
compatible or supportive of office use. A marine-related char-
acter however, should be required in terms of dockage space,
river walks, public access along the river, recreational boat-
ing activity and the like. Major office developments should
be required to provide such water-related amenities and ser-
vices in order to obtain for higher-density allowances. Such
as, density bonuses for providing public access, public recre-
ation, marine slips and other marine-~related facilities.

2. Retail, Entertainment, Eating and Drinking

The retail, entertainment, eating and drinking market in
Dade County is likewise generally saturated. Significant new
retail, movie theater and restaurant construction has taken
place throughout the County. 1In addition, in order to maintain
competitive market position, many older retail centers have
been recycled and rehabilitated into neighborhood commercial,
specialty or off-price centers. Significant retail construc-
tion has taken place in the Kendall area leaving this area
significantly over stored. Likewise, significant retail con-
struction in southern Broward County has virtually eliminated
retail inflow from Broward and has, in fact, generated a retail
outflow from northern Dade County into Broward County.

This significant retail expansion has taken place in con-
junction with relatively modest growth in local residential
market expenditures, a relatively "flat" tourist market, and a
significant decline in purchases from the Latin American market.

In the central business district, the increasing depen-
dency upon the Caribbean and Latin American tourist market has
caused a significant shift in retail marketing away from gen-
eral merchandise, establishments (department stores) toward
apparel, jewelry and miscellaneous shoppers goods (especially
consumer electronics). This conversion toward the Latin and
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Caribbean markets, combined with the declines in this market
has resulted in reduction in downtown retail sales. Downtown
retail sales, while significantly below the $250-to $300square-
~foot range experienced from the height of the Latin American
sales "boom" are still quite high and are estimated to range
from $180 to $190 dollars per square foot. Thus, the approxi-
mately 2.7 million square feet of retail space within the
central business district core area is estimated to have current
retail sales of approximately $500 million.

Growth and sales potential in the overall downtown is
dependent upon growth in residential population, downtown
employees, tourists and other visitors. Based upon studies
conducted for the downtown master plan; shoppers goods expendi-
tures (expenditures for general merchandise, apparel, furniture
and home furnishings and miscellaneous comparison good items)
from area residents are projected to advance {in constant dol-
lars) from $344 million in 1985 to $472 million by the year
2005. Eating and drinking expenditures for these residents
are projected to advance from $110 to $150 million over the
same time period while eating and drinking expenditures are
projected to advance to $36 to $49 million.

Downtown employees are projected to represent a signifi-
cant growth potential for shoppers goods and eating and drink-
ing facilities. 1In 1985 shoppers goods, and eating and drink-
ing expenditures of downtown employees are estimated at $67
and $32 million, respectively. By the year 2005 they are
projected to rise from $161 to $81 million, respectively.

A final major source of demand 1is visitors. Throughout
Dade County it is estimated that visitor expenditures for eat-
ing and drinking expenses, outside hotels, amount to approx-
imately $1 billion in 1985 and is expected to rise to approxi-
mately $1.6 billion by the year 2005. Entertainment expendi-
tures are expected to rise from $680 million to $1.1 billion
during this same time period while expenditures for shoppers
goods are expected to rise from $200 million to $327 million.
As summarized in Table III-9, there is significant growth
projected in overal retail sales, particularly as it relates
to eating and drinking and in particular as it relates to
tourist~derived eating and drinking expenditures.

The riverfront area currently has limited consumer-oriented
retail activity. Furthermore, it has more remote and difficult
access than existing or emerging retail centers in the central
business district such as Bayside. Likewise the Downtown
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Component of Metro Rail tends to concentrate downtown employees
expenditure within the central business district not outside.
Given the current characteristics along the river and the
likely strong concentration of tourist activity at Bayside,
Coconut Grove and other areas it is not practical that the
river area will attract significant discretionary retail expen-
ditures.

The river area is beginning to establish itself as a spe-
cialty restaurant center. It is perceived that the future
retail and entertainment orientation of the Miami River area
will thus be toward waterfront eating and drinking establish-
ments. Building upon the ambience of the river and its future
improvement in water quality and amenity factor, significant
waterfront-related eating and drinking/entertainment market
potential can be developed.

Waterfront eating, drinking and entertainment concentra-
tions have developed in a variety of urban locations similar
to the Miami River. 1In Baltimore, Fells Point was developed
as an eating and recreational area despite the nearby competi-
tion of the Inner Harbor area. In Cleveland with an almost
non-existing downtown restaurant environment, a strong water-
front restaurant orientation has emerged from saloons to
gourmet restaurants, in the Flats along the Cayahoga River.
San Fransisco has its traditional Fisherman's Pier area while
San Diego has emerging restaurant activity along its water-
front. :

Zoning and development requirements for major new
developments in District A should require placement of water-
front-related restaurants, cafes and other such activities.
Development regulations in District B, combined with public
sector amenities and expansion of parking availability could
be utilized to attract waterfront eating and drinking estab-
lishments. Joint marketing and promotion should be used to
make this area a specific restaurant concentration .and desti-
nation.

In addition to eating and drinking and entertainment
activities, limited amounts of non-marine-related convenience
goods space demand will be created by residential development
(as discussed in a subsequent portion of this chapter). These
convenience goods activities should be integrated into major
new residential development. Convenience~goods activities
will probably be at a small scale and should be specifically
prohibited along parcels with direct river frontage.
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TABLE III-O

PROJECTED GROWTH IN RETAIL POTENTIAL
DADE COUNTY, MIAMI AND MIAMI RIVER AREAS
1985 TO 2005
(000,000 1985 dollars)

Growth
1985 2005 1985-2005
Residential Expenditures
Shoppers Goods $ 344 $ 472 $ 128
Eating & Drinking 110 150 40
Downtown Employee Expenditures :
Shoppers Goods $ 67 § 161 $ 94
Eating & Drinking 32 81 49
Visitor Expenditures*
Shoppers Goods $ 200 $ 327 $ 127
Eating & Drinking 1,000 1,600 600
Entertainment 680 1,100 420
Total Expenditure Potential
Shoppers Goods $ 611 $ 960 $ 349
Eating & Drinking 1,142 1,831 689
Entertainment 680 1,100 420
Total $2,435 $3,891 $1,458

* Dade County non-hotel expenditures.

Source: Zuchelli, Hunter & Associates, Inc.
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H. RESIDENTIAL

This market evaluation is based upon regional and study
area trends and opportunities for residential activity. Par-
ticular attention is placed on the market opportunities for
mixed-use riverfront development projects combining marine-
related uses with residential development.

Similar to other markets, the residential market in Dade
County is generally overbuilt. The condominium market in par-
ticular has too many units and far too few buyers. There is
an estimated in excess of 14,000 never sold, new condominium
units in Dade County. In addition there are approximately
7,000 condominium units which were purchased for speculation
or rental that have never been occupied.

The overbuilding is particularly prevelant in the luxury
market which previously oriented itself toward the foreign
buyer. The greatest demand appears to be for the middle-priced
condominium units in the $80,000 to $100,000 price range, par-
ticularly in the suburban Kendall area. Competition, however,
is intense and financial and other concessions are being offered.
The condominium market problems have led to small "boomlet" in
construction of rental apartments. Despite the over-building,
continued construction is taking place. From 1980 to 1985 an
estimated 46,000 units reached the marketplace while only
38,000 units were absorbed.

Growth in population and households in the area and a gen-
eral stabilization in the vacancy rate should result in market
absorption of these units in a relatively short period of time.
Based upon market studies prepared by the Downtown Master Plan,
in terms of growth and population household and housing units,
and assuming a return to the 8.4 vacancy rate experienced in
1980 there is an estimated average annual potential for new
dwelling units in Dade County over the next 15 years of approx-
imately 10,000 units. The City of Miami and the primary study
area have not shared in this historical growth. Less than 10
percent of the Dade County housing starts in the last 10 years
took place in the City of Miami. A large portion of these
units took place in luxury units along Brickell and at the
Venetia project near Omni.
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The primary study area contains a vast number and variety
of housing units. Scattered single-family home, garden apart-
ments and townhouses are along then river. Based upon the
current pattern of residential use along the riverfront,
excellent proximity to the downtown and the regional highway
network, we see a significant opportunity for middle-income
housing of the current prices ($80 to $100,000). 1In essence,
the Miami River with waterfront amenities could provide an
option for entry-level "yuppies" now forced to locate to the
RKendall area.

Assuming reduction in the current "glut" in the housing
market and near-term actions to improve and enhance the envir-
onment along the river, it is estimated that beginning in the
early 1990's the study area could capture approximately 2 to 3
percent of the average annual housing market. Through the
year 2005 it is estimated that up to 6,000 dwelling units
could be marketed within the primary study area, as summarized
in Table III-10, This assumes a strong public sector program
to encourage residential development, particularly intensified
residential densities in current single-family townhouse areas,
as well as public sector design controls and investments to
improve the quality and design image of the river.

H. MARKET EVALUATION SUMMARY

The following demand potentials were derived in the market
evaluation reported in Chapter II.
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) Commercial Marine

- Shipping—--Moderately strong growth over the next
20 years...a need for about 50 percent more
space at major terminals...consider development

of a "public dock" to serve Haitian and similar
small vessels,

- Towing/Salvage--No new space needed.

- Fisheries--No net new space requirements unless
a "seafood industrial park" is developed...strat-
egy should be to try to retain existing opera-
tions.

- Freight Forwarders and Marine Services--20,000 to
30,000 square feet of space required to 1995 and
the same to 20065.

® Marine Industrial

- Shipyards—-~Moderate growth on-site...no need for
new real estate unless Miami Shipyard is dislo-
cated from its current site and re-established
on the river.

- Boat Manufacturers—-Enable Bertram to secure
additional land adjacent to it.

- Manufacturers of Marine Items--30,000 to 40,000
square feet of space in each of the two projec-
tion periods.

- Marine Contractors--No demand for net new space...
consider moving Ebsary to a site elsewhere on
the river.

- Machinery Repair.

° Recreational Boating

- Marinas——-Any slips that can be developed will be
occupied...existing facilities should be
upgraded...facilities capable of accommodating
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TABLE III-10

PROJECTED MIAMI RIVER
AVERAGE ANNUAL HOUSING MARKET AND DEMAND

1985 TO 2005
1970 1980 1985 2005

Dade County Population 1,267,800 1,625,800 1,770,000 2,250,000
Dade County Households 427,600 609,800 680,300 880,000
Dade County Housing Units 453,900 665,400 756,000 960,000
Dade County Vacant Units 21,800 55,600 75,700 76,000
Dade County Percent Vacant 4.8 8.4 10.0 8.3
Dade County Owner-Occupied 231,600 332,500 374,200 528,000

Percent 54,2 54,5 55.0 55.0
Dade County Renter-Occupied 196,000 277,300 306,100 432,000

1985 to 2005

Dade County Average Annual

Potential 9,985
Overall Riverfront Market

Capture Rate @ 2-3 200 to 300

Source: Estimated by Zuchelli, Hunter & Associates, Inc.
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larger yachts should be encouraged...proportional
share of the County's growth in wet slips tc the
year 2005 would be 130 additional.

- Boatyards-—~Long-term viability of existing yards...
reinvestment on site...possible relocation of
some facilities to new, larger sites...little
or no net new growth.

- Boat Dealers--Two or three acres of land for each
of the ten-year periods.

- Marine Retailers/Wholesalers--30,000 to 40,000
square feet over 20 years.

- Recreational Marine Services—-—-20,000 to 30,000
square feet to 2005.

° General Industrial

- Scrap Operations, Auto Repair Facilities, Etc.,=--
Net reduction in facilities consistent with
expansion of maritime activities.

o General Commercial

- Office--Significant potential in the early 1990's
in District A...limited office market potential
elsewhere.

- Retail, Entertainment, Eating and Drinking--
Restaurants should be required as part of pro;ects
in District A...reasonable demand for waterfront
eating and drinking facilities in District B...
no shoppers goods retail potential...convenience
goods retail in association with new residential.

e Residential

- All Units--200 to 300 units per year in the
study area.
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IV. DEVELOPMENT PROGRAM

The purpose of this section is to outline the elements
of a development program related primarily to real estate
opportunities existing along the river. Such opportunities
are generated at locations where land is vacant, is not being
used in a fashion consistent with the marine business reten-
tion orientation of the river's edge, or is being under-util-
ized by an existing marine operation. The purpose of this
section is to establish a basis for future comprehensive
planning efforts along the river.

The section consists of four major parts. The first
presents a general approach to land utilization for both
marine and non-marine businesses. The second proposes over-
all land-use patterns that should guide development policy
in each of the study districts. The third part analyzes the
various opportunities and constraints affecting sites in the
study area. The section concludes with recommendations
concerning of future utilization of specific opportunity sites
where it is believed appropriate to effect a change or rein-
force a current use.

SA. LAND UTILIZATION CRITERIA

The analysis of existing economic conditions and the
market evaluation reveal certain important characteristics
of the economy of the river. First, the marine businesses
operating along the river are reasonably healthy and find it
a generally suitable environment in which to operate. Second,
for many of them there are essentially no locational alterna-
tives in the Miami area. Third, these businesses are not
intrinsically so successful that they can afford to pay high
rents or buy expensive land. Fourth, uses of a non-maritime
nature are competing for land along the river's edge and, in
some cases, have displaced marine businesses. The fact that
there has not been more such displacement is believed due in
part to the City's waterfront district zoning policy.

Because the basic characteristics of most elements of
the marine trades place them well down the ladder of land uses
in terms of "ability to pay", it is extremely important that
future policies regarding development along the river reflect
the special economic and physical character of the industry.
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The criteria considered most important in establishing
the location of marine businesses are summarized below for
each of the major categories of such business set forth in
market evaluation. One of the important themes that should
help to govern the location of future investment is that of
"clustering". That is, to the extent possible and reasonable
uses within broad categories of activity should be grouped
within reasonable proximity to each other. However, for
most of its length the entire river area functions as a
"marine business center", so it is not necessary to be overly
definitive regarding the clustering of activities as long as
they are on or adjacent to the river.

1. Shippin

Shipping terminals require good road access with
rail service being a favorable but not necessary criterion.,
It is also logical that shipping terminals be located near
the mouth of the river in order to eliminate the need to tow
long distances. However, the major terminals are located in
Dade County at the head of the river because they use non-
-union labor, which presents fewer problems in the County.
Thus, the terminals trade—off a negative factor, the need to

be towed to and from Biscayne Bay as illustrated in the photo-

graph below, against a positive factor, the ability to employ
non-union labor.




F r—U\\ ZUCHELLI, HUNTER & ASSOCIATES, INC.

IvV-3

This situation shows how various elements can affect loca-
tion. The "traditional" shipping terminals used by the
larger vessels require relatively large amounts of land.
Smaller terminals serving primarily the "informal" islands
trade would also benefit from good access and relatively
large sites but tend to occur at locations not necessary
having those attributes.

2. Towing/Salvage

A moderate sized location on the river capable of
accommodating a few small-to-medium-sized towing and salvage
vessels is all that is needed by these businesses. They can
be anywhere along the river as long as the overall land use
context is commercial or industrial marine.

3. Fisheries

The wholesale fish operations benefit from loca-
tions near groupings of restaurants and thus are attracted
to areas near the downtown. While their site requirements
are relatively modest, most of the operations currently -
existing along the river would probably operate more effec-
tively on sites with more room. Sites near the mouth of the
river facilitate access by fish boats bringing product to
the plants by water.

4, Services

These office functions can be almost anywhere, _
including downtown office buildings, but benefit from reason-
able proximity to other commercial marine facilities, espec-
ially the shipping terminals.

5. Boat Manufacturers

With the exception of the Bertram site, there are
essentially no locations on the river suitable for a major
production line boat manufacturing operation. These require
extensive amounts of space and moderate cost land and do not
necessarily have to have water access.

6. Shipyards

This industrial-type use would work best near the
mouth of the river so client vessels would not have to travel
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great distances or pass through many bridge openings. Opti-
mumly, sites should be about the size of Miami Shipyard, but
facilities can be smaller. However, the development situa-
tion in District A would make it extremely difficult to
establish a new shipyard in that area so they would go else-
where.

7. Marine Contractors

Such companies require a water's edge location in
an industrial environment., Sites can be small to moderate,
in size, sufficient for the storage of heavy equipment and
materials.

8. Manufacturers of Marine Products

These are relatively "clean" businesses that do
not have to be in an industrial area but which would probably
feel more comfortable in such an area. The operations can
work on relatively small sites. These criteria also apply
to machinery repair and fabrication businesses.

9. Marinas

The need to have a sufficient number of slips to
create a large enough facility to be profitable requires
that marinas utilize parts of the river where there is enough
waterway width to permit such development. In addition,
marinas benefit from a non-industrial environment, optimumly
locations near high—-quality residential areas.

10. Boatyards

Since most boatyards function in association with
or are similar to marinas, the criteria are about the same.
If the boatyard does not have many permanent slips, then its
location can be more industrial in nature.

11. Recreational Boating Services

These functions generally derive market support
from marinas and boatyards and should be located in associa-
tion with or in close proximitys to them.
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12. Industrial
General industrial uses not associated with the
marine business usually do not require water—edge locations
and should not be located along the river.

13. General Commercial

Restaurants benefit from a location on the water
and often from a relationship with a fisheries operation.
Optimaly they should be located near well-traveled or heavy-
populated areas. Specialty retail facilities benefit from
the same locational criteria but require even closer proxi-
mity to the downtown work force. There is no particular rela-
tionship between the water's edge and office functions not
related to marine trades.

14, Residential

Essentially all types of residential development
gain market support from a location along the river. Neigh-
borhoods should be generally stable and non-industrial in
nature. Residential is perceived as a reasonable "in-fill"
use along the river but should not displace marine bhusinesses.

B. LAND USE BY DISTRICT

Generalized land use proposals for the study area are
summarized below by District.

1. District A

This district is already clearly on its way to
becoming part of the expanding Miami commercial core. Thus,
the dominant land use for it will be mixed-use commercial
including intensive qualities of office, lodging, retail and
residential at high densities.

Despite the current development momentum, the area has
attributes as a location for maritime business. 1Its presence
near Biscayne Bay and major centers of population and workers,
provide it with certain advantages. It is strongly recom-
mended, therefore, that developments along the river be
required to include maritime activities.s The kinds of uses
that would be appropriate include berthing areas for yachts,
marine retail facilities, and certain "office-type" marine
services. Existing marine businesses should be retained.
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2. District B

District B is a transitional area where uses change
from "downtown commercial” to those with a marine orientation
(10 year or so) typical of much of the Miami River waterfront.
Successful marine businesses occupy locations on both sides of
the river despite severe physical constraints that limit the

growth potential of many of them. The general land use approach

in this area should be a mixture of low=-intensity commercial,
such as restaurants, and maritime.

.3, District C

The scuth side of the river in this area should be
pure maritime. This means that in the long term, the South-
eastern Bank and Dade County General Services operations would
be converted to accommodate maritime functions. The general
land use approach for the north side should be residential.

4, District D

The Merrill Stevens complex at the eastern edge of
this district should be regarded as part of the maritime area
on the south side of the river. The rest of the south side is
residential, while the north side to the west of the 836 over-
pass would be institutional. 1In the longer term (1995+) some
other use should be made of this institutional area, In the
event that the institutional uses are relocated, the two apart-
ment complexes in the middle should be acquired. Maritime
uses could be considered at that time, although a combination
of maritime and nonmaritime would be reasonable.

5. District E

The entire north side, with the exception of the
River Run condominium complex, should be planned for recrea-
tional boating. As can be seen in the photo of River Run below,
that development has a significant maritime operation in the
form of its slips,
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The parcel on the south side adjacent to the 22nd Avenue bridge
should be a heavier form of maritime. Maritime uses (marine
industrial, recreational boating) should also be indicated

for the area on the south side that includes Allied Marine and
adjacent properties from the entrance of the South Fork back

to 22nd Avenue.

6. District F

The north side should be entirely residential/public,
with the latter taking into account the presence of Curtis
Park. The south side should be residential on the west half
and pure maritime on the east half. The latter includes Flor-
ida Yacht Repair, which should remain an active marine business
in private ownership.

7. District G

The entire north side and the south side from N.W,
20th Street should all be maritime. A possible exception
is the Palmer Lake area which might be used for industrial or
commercial activities associated with the airport. The south-
eastern corner of the area should be residential.

8. ° Summary

The general land use approach articulated above is
intended to recognize existing residential areas and the mixed
use development momentum that is occurring adjacent to the
downtown., Otherwise it postulates an aggressive approach to
creating internally consistent marine activity areas adjacent
to the river. The total amount of land included in these
areas is probably greater than can be absorbed in the short
term but would be more readily absorbed in the longer term.
That presumes that the economic and policy considerations
underlying a strong maritime posture are in place and applied.

cC. LAND USE SITE OPPORTUNITIES AND CONSTRAINTS

The site opportunities and constraints survey identifies
areas which might represent an opportunity for redevelopment,
development, expansion of existing uses, or general physical
improvements to the area to the advantage of economic and mar-
ket potentials. Constraints to development or redevelopment
such as land patterns, accessibility, land use adjacencies,
etc., that tend to limit the tapping of opportunities are
also identified.
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1. Bridges

In a generic sense, bridges and bridge openings con-
stitute a significant physical constraint to the development
of riverfront property along both sides of the river. Bridges,
more particularly the bridge ramps, obstruct access to river-
front properties. Due to the standard grid pattern for the
highway network throughout Dade County, both local and thru
traffic avoid North and South River Drive as a result of the
bridge constraints as well as the natural barrier of the river
itself,

Opportunities for expansion of marine industrial and
marine commercial services are influenced by the number and
types of bridges along the Miami River. For example, the
Fifth Street bridge when open, is effectively 55 feet wide
whereas some of the large vessels coming into the river are
approximately 47 feet wide and 280 feet long. The bridge
openings and schedule affect the growth of shipping and related

aspects of the marine industry, in addition to creating traffiic-

related problems for surrounding areas.

2, Property Depth

The depth of properties along both sides of the Miami
River constitutes a development and functional constraint.
This is most evident along District B, where the depth of
property is under 50 feet in some cases and not suitable for
any use other than open storage of marine equipment. This
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constraint can be seen throughout most districts with the
exception of District A, where some of the largest development
tracts in the City of Miami can be found.

3. Land Use Regulations

In addition to the items mentioned above, land-use
regulations such as zoning also present a development con-
straint or opportunity to riverfront redevelopment and/or the
preservation of existing maritime uses. The City of Miami's
Waterfront. Industrial Zoning category limits the development
of properties falling in this category to marine-related or
marine—-dependent uses. Although zoning ordinances are subject
to market influences and change, they nevertheless constitute
a significant tool to implement desired landuse policies. 1In
the case of properties along both banks of the river, waterfront
industrial zoning and an expansion of maritime zoning overlays
could assist in furthering objectives to preserve, enhance and
assist in the expansion of marine-related uses along the
Miami River.

4. District A/Mouth of the River to I-95

District A has the highest probability of general
commercial development as a result of the proximity to the
Downtown and Brickell business districts; and the amount of
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exit and access ramps connect to the downtown roadway network
at South Miami Avenue or to the east at SE Second Avenue. This
forces a rather circuitous route for motorist traveling to and
from the riverfront parcels mentioned herein.

The FPL/Arvida property, is the largest parcel within the
district which is suitable for redevelopment to a more intense
use due to its present under-utilized condition. This area has
well-defined boundaries established by the I-95 expressway
system, the SE Second Avenue Bridge and the river itself., The
redevelopment of this parcel could represent the most signifi-
cant catalyst to the evolution of the north bank of the river
into an upscale sector of non-marine office commercial and
residential uses.

There is also the possibility for the development of the
westernmost properties (Site 4) through the assembly of the
Miami Yacht and E1 Rio Restaurant property together with the
vacant properties to the north and west. The North River Drive
public right-of-way which bisects these parcels should be
abandoned to assist in the assemblage of this development
parcel. Once assembled, this parcel would be suitable for den-
sity residential and non-marine/commercial uses. Finally,
although lacking the depth of the other properties described
above, Site 5 on the south bank, could be suitable for redevel-
opment as non-marine commercial/retail due to its proximity to
the Brickell business district and shoreline exposure.

The incorporation of waterfront recreational amenities

such as docking, riverwalks and overlooks are encouraged through-

out this district, to provide a marine atmosphere, as a part
of all waterfront redevelopment 1nvolv1nq non-marine commercial
or residential uses.
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4, District B/I-95 to 5th Street Bridge

District B is severely constrained by the land
development and platting configurations, which are character-
ized by small riverfront lots with very narrow depth. 1In
addition, both the SW First Street and Flagler Street bridges
impair eastwest accessibility to the riverfront properties
along this district,

The key to site opportunities in this district lie with
City of Miami Parks. On the north bank, Lummus Park could
become a primary link between the downtown core and the river's
edge, 1f redeveloped as an urban park serving not only the
senior c¢itizen housing projects, but also the employment popu-
lation based at the Government Center. In addition, a stretch
of City of Miami property which lies opposite Lummus Park,
could also be developed as a "linear park” with possible rev-
enue-producing concession areas at either end of the property.
This property (Site 2) is currently leased to the Miami Pioneers
on a 99-year lease basis. Docking facilities could remain at
this following redevelopment but the structure housing the
Miami Pioneers would best be relocated to Lummus Park. The
parking area adjacent to the Miami-Dade Water and Sewer Pump
Station, which belongs to the Scottish Rite Temple across the
street, could be used as overflow parking during special events
{Site 1). This parking area would need to be beautified through
paving, lighting, landscaping and street furniture treatments.

On the south bank of the river Site 3 is vacant and pre-
sents an opportunity for expansion of marine services. Site 4
consists of a single-~-family residence which is currently being
converted into a restaurant. This project was developed by
Magic City Enterprises, a local development group involved in
the restoration and preservation of historic structures in
East Little Havana through adaptive re-use efforts. Immed-
iately adjacent to this structure is a vacant property which
presents an opportunity for the development of an entertain-
ment node working in conjunction with the Magic City Enter-
prises project. A complex such as the one referred to herein,
consisting of seafood and ethnic restaurants, could generate
the necessary critical mass to attract passive related pedes-
trian activitiies to the north end of Jose Marti Riverfront
Park.
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The sites around Lake Palmer (site 3) are privately owned
and suitable for marine/commercial-idustrial. Minor and major
boat repair could be handled -here. The only constraint aside
from the distance to the mouth of the river, is the clearance
of the bridge at South River Drive. However, it is possible
that the properties around the basin could be developed as a
marine idustrial park.

D. DEVELOPMENT NODES

Parcels and areas along the river and its tributaries have
been identified for possible new developpment within the gen-
eral land use construction set forth above. The full inventory
of develoment nodes and recommended near- and long-term devel-
opment approaches for each are listed on the following pages.
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V. PUBLIC/INSTITUTIONAL CONTEXT

The public/institutional analysis identifies sites,
environmental conditions and physical factors affecting the

level of public access, utilization and enjoyment of the river's

resources.

A. - GENERAL ISSUES

The following public/institutional improvements are of a
generic nature and apply to all districts along the Miami
River.

1. Bridges

There are a total of 15 river crossings within the
study area (not counting bridges along tributaries). Three of
these are fixed expressway or metrorail guideway crossings 'and
present no problems to boat traffic or land use accessibility
in the case of river-front properties. However, there are 6
bascule bridges which have a clearance under 18 feet and are
over 45 years old. Five bridges have an average of 24 or more
openings daily. Improved traffic conditions for both mercan-
tile shipping and vehicular traffic within proximity of bridge
access ramps could significantly improve if the older bascule
bridges with low clearances were replaced with new bridges.

In addition, the 57-year-old Brickell Avenue bridge should
receive high priority for replacement due to its importance
within the context of the downtown and Brickell areas. This
bridge also serves a considerable amount of pedestrian traffic
and the design of a replacement bridge should take this aspect
into account.

2. Pollution and Water Quality

The high contamination of the rivers water quality
with organic and inorganic substancces is a serious concern
affecting not only the Miami River but Biscayne Bay as well.
A high degree of the contamination flows into the bay as a
result of the high volume of ship traffic which constantly
re-suspends polluted sediments from the river bottom.

It is critical that an agreement be reached between Fed-

eral (i.e., Army Corps of Engineers), State and County agencies

to clean-up the Miami River through a comprehensive dredging
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program extending from the north to the south bank of the river,
along a 6-mile stretch extending from the mouth of the river to
the Salinity Dam; such a dredging program would not only help
remedy the river's water contamination problem, but it would
alsoc improve navigation.

Currently the County and City have been cooperating in a
clean-up of the river by daily pick-ups of floating debris,
trash and other suspended particles which might have been
abandoned. These efforts have had a significant and positive
impact in improving the "visual image" of the river. The U.S.
Coast Guard also participates in the role of "overseer" for
clean-up programs related to oil spills.

In addition, as a result of the efforts of Senator Lawton
Chiles in mid-1985, over one hundred derelict vessels consist-
ing of abandoned, submerged or partially submerged vessels
were removed from the river. Some of these were utilized for
the expansion of an artificial reef, approximately 1-1/2 miles
offshore near the Dade/Broward County line. Federal laws
permit the U.S. Customs to expeditiously dispose of a vessel
that is valued at less than $100,000 or that has been used to
transport contraband. Today, there are still close to 40
derelict or abandoned vessels along the river and its tribu-
taries.

Finally, it is important that in addition to the measures
identified above, a comprehensive drainage system improvement
be initiated to correct the direct disposal of pollutants
through storm sewer outfalls and the occasional occurrence of
sanitary sewer overflows into the storm sewer system.

3. Shoreline Conditions

Approximately 18 percent of the river's edge, along
the six-mile stretch from the mouth of the river to the Salinity
Dam is characterized by deteriorated bulkheads or unconsoli-
dated conditions. These shoreline conditions contribute to
the pollution of the river water quality through erosion/spills
and limit the use of the rivers edge for marine commercial or
marine recreational purposes. In addition, these conditions
particularly in the case of the deteriorated bulkheads present
a hazardous and unsightly condition. It is important that a
comprehensive and coordinated effort be initiated betwen the
City of Miami and Dade County (Code Enforcement, Public Works
and Building Departments) to monitor code violations and refer
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these to the County's Unsafe-Structure's Board. On a long-term
basis the City and County should continue to cooperate in a
shoreline consolidation program along both river banks with

the cost of the improvements pro-rated and assessed to the
individual property owners. Appropriations from the State for
shoreline improvements will be enhanced for consolidation
improvements along Sewell Park, Curtis Park and other areas.

B. OPPORTUNITIES AND CONSTRAINTS

1. District A/Mouth of the River to I-95

a. Riverwalks and Mini-Parks

Due to the proximity to the Downtown Central
Business District and the Brickell Avenue office corridor, the
banks of the Miami River are a prime location for the develop-
ment of riverwalks, plazas and marine recreational amenities
such as docking facilities and overlooks. The development of
these riverwalks would be constrained only by existing water-
front industrial uses; and in some cases the bridge crossings.

b. Street Closures

In addition, the City should also be favorable
to the abandonment of NW River Drive just west of 2nd Avenue to
allow for the land assembly of parcels presently separated by
this portion of NW River Drive.

c. River Quadrant Project

Concerning the River Quadrant project, a large
mixed-use development proposed by FPL/ARVIDA, the City should
encourage the development of a linear park along the Metrorail
right-of-way linking the riverfront area along the River Quad-
rant project with the Dade County Government Center. It would
be desirable if the project would dedicate a parcel of land,
approximately 250 feet by 250 feet and located adjacent to the
proposed linear park near the center of the River Quadrant, for
use as public open space and developed as an urban plaza.
Unlike most open space along the Miami River, this urban park
would not represent an edge condition; and consequently, it
would serve as a park where a number of activities would con-
verge while providing a "sense of place" for the project.
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d. Fort Dallas Park

Finally, plans by the City of Miami to upgrade
the Fort Dallas Park, a (.75) acrea mini-park fronting on the
westernmost edge of the Miami River (just west of the River
Park Hotel) has received high priority for implementation. The
City has funds available for the park improvements which will
consist of landscaped plazas, water features, food/beverage
concessions and other amenities. The development of Ft. Dallas
Park will serve as a "pilot project" for other open-space and
marine recreational amenities along future extensions of the
riverwalk. The historic Flagler House (formerly the "Butler
Building") is located in Ft. Dallas Park.

2. District B/I-95 to 5th Street Bridge

a. North River Drive

In 1985, the City of Miami Planning Department
developed a proposal for the improvement of North River Drive
from the 2nd Avenue Bridge to the 5th Street Bridge. The
purpose of the improvements would be twofold: First, to repair
and beautify a public roadway which currently is not only
unsightly, but in need of repair; and second, to provide for a
better linkage between the marinas, seafood restaurants, fish-
eries and other marine uses found on the north bank of the
river. The proposal will also develop a beautiful "entry way"
where Lummus Park fronts on North River Drive. This new
entrance will also enhance a visual and functional linkage
between the city park and the river's edge.

The improvements to North River Drive will consist of new
decorative paving, pedestrian ‘crosswalks, a colonnade of queen
palms to highlight the linear walkways and provide orientation
to both motorists and pedestrians. The improvements will
convert this area into a combination shore-drive and river
promenade.

b. Lummus Park

The concepts for the improvements to North River
Drive also include the development of a marina and waterfront
plaza on that portion of Lummus Park which borders the Miami
River and is separated from the main portion of the park by
North River Drive.
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Lummus Park is a 5.9 acre city park, which is in need of a
major uplift. Structures such as the recreation building, card
room and other shelters and activity areas are in need of
repair. The park's recreational facilities (i.e., shuffleboard
courts, etc.) are primarily programmed for the nearby senior
citizen centers. The park has not yet received the necessary
funding appropriations to accomplish the capital improvements
proposed by the Parks and Recreation Department.

Lummus Park is the key to the success of the proposed
North River Drive improvement project. It will be critically
important for the City to leverage the real estate assets of
Lummus Park through land leases and concession agreements in
the public/private development of marine recreational and other
attractions in this area. Attractions such as the proposed
marina, seafood restaurants, fish and seafood market and
specialty shops would enhance the establishing a “"destination
point" for residents and visitors alike. Such a development
would be linked to the existing East Coast Fisheries and Joe's
Seafood Restaurant along the water's edge,

Finally, Lummus Park serves as the only possible pedes-
trian link with the office employment population at the Govern-
ment Center, just one block away. However, the park and the
Government Center are separated by the I-95 expressway and
the City of Miami Police parking area beneath the expressway.
The linkage between the proposed riverfront improvements and
the Government Center, via Lummus Park could be achieved
through the following:

(1) Redevelop the park with an "urban ambience”
oriented to the nearby employment base. A pedestrian mall
concept with a promenade varying in width from a minimum of 20
feet in width to a maximum of 50 feet in width should be plan-
ned along the north side of NW 2nd street. The pedestrian
mall should be paved with decorative pavers, landscaped to
provide shade and orientation, water features and provisions
for food concession areas and vendors. The park design should
accommodate the recreational needs of the nearby senior citi-
zens. The park should also feature a water-oriented plaza
along the promenade, complementing the proposed entry way at
North River Drive.

(2) The Lummus Park Plaza recommended above
should serve as a stage for noon-time cultural events such as
recitals, brass bands, theatrical skits, concerts, etc. Cities
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such as Norfolk, Virginia, have full-time staff responsible for
organizaing and managing a year-round calendar of cultural
events at urban parks and other municipal facilities. A simi-
lar effort is required for parks such as Lummus and Bayfront
Park.

(3) The City parking lot, beneath I-95, should
be slightly modified so that the promenade may be continued as
described above. The promenade at this point would be approxi-
mately 20 feet wide.

(4) Pedestrian crosswalks at the intersections
of NW 2nd Street with NW 3rd Court and NW 3rd Avenue would be
designed with decorative pavers.

(5) The promenade would continue along the north
side of NW 2nd Avenue. Themed lighting, decorative paving
patterns, street furniture and the planting of queen palms
would be utilized to visually reinforce the linkage.

Ce Jose Marti Marina

The City of Miami has proposed the development
of a marine commercial center on a one-acre parcel of publicly
owned land across from Jose Marti Riverfront Park on the north
side of the River just west of I-95. The development would be
a public/private venture with a program including a marina,
marine-oriented shops and restaurants, similar to the Lummus
Park development.

This type of effort needs to be encouraged as part of a
comprehensive effort to develop "destination points" along
North River Drive.

d. Flagler Plaza

At the foot of Flagler Street and North River
Drive is a small (5,000 square feet) publicly owned parcel
adjacent to East Coast Fisheries which has been proposed by the
City of Miami as a waterfront plaza-outdoor cafe.

Similar, to other proposed projects along North River
Drive, this development would serve as another "scenic stop"
along North River Drive.
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€. Jose Marti Riverfront Park

The award-winning design for Jose Marti River-
front Park is a reality along the river's south bank, but
unnoticed by many. The park has a disappointing level of
utilization.

The City should consider efforts to establish an "adopt-a-
park" program with community-based organizations and corporate
sponsors. Recreational programming and organized sports
activities need to be "institutionalized"” at the south end of
the park.

At the north end of the park, the City should consider the
public/private development of a "seafood court of restaurants”
through concession or land-lease agreements.

3. District C/5th Street Bridge to 12th Avenue Bridge

a. River Gateways

The City of Miami has a very small parcel of
land on the north bank of the river just east of the 12th Ave-~
nue Bridge. This parcel should be beautified through land-
scaping and planting of groupings of palms at staggered heights
to create a sense of river gateway at this point.

b. 12th Avenue Marine Center

On the opposite side of the river, Dade County
operates GSA and Property Management functions. The County
should be encouraged to relocate these operations which are not
water dependent (except for the patrol boat berthing area) to
another site. This would make this site available for marine
commercial uses, either water dependent or water related. 1In
addition, a similar treatment to the one recommended for the
City of Miami property is encouraged here also. The latter
would assist in developing a symmetrical "landscape gateway
design"”.

4. District D/12th Avenue Bridge to 17th Avenue Bridge

a. River Place

District D presents a tremendous opportunity for
a public/private joint develcopment effort involving the Mahi
Temple, York Rite Masonic Temple and James Carwell Lodge to the
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west; and County property presently being used for surface park-
ing. The properties are presently zoned RG-3/6. The land
assembly of the parcels extending between the Maji Temple and
the York Rite Masonic Temple comprise approximately 15.75
acres. Due to the proximity to the Civic Center just one

block away, this proposed redevelopment tract would be suitable
for a mixed-use development program. Retail functions partic-
ularly restaurants, lounges, etc. should have a marine orienta-
tion. Docking areas should also be provided along the entire
stretch of the project, paralleling a river promenade lined
with marine retail commercial uses. It is possible that a
hotel or residential mix could be provided towards the western
edge of the project.

It is recommended that parking serving both the project
and the Civic Center, be provided on the County-owned property
immediately to the east. Above-grade pedestrian bridges would
link the upper parking levels with both the proposed project
and Civic Center buildings.

The intersections of North River Drive with NW 23 Terrace;
and North River Drive with NW 12th Street would be improved
through paving, decorative cross-walks, landscaping and street
furniture to help create the gateways into the project. The
project design should consider the provision of "view corridors"”
along the axis of NW 13 Terrace to provide a vista of the
river's edge. It is recommended that the intersection of the
"view corridor" and river's edge be reserved as a berthing
place for sailboats. This would provide the view corridor
with a "marine back-drop" or focal point at the river's edge.

b. Robert King High Towers

The river's edge along the Robert King High
Towers elderly housing project is unconsolidated and shows
signs of erosion. 1In addition, the grounds are in need of
maintenance; and upgraded seating and lighting along the
river's edge.

The highest priority should be corrective measures to
bulkhead or rip-rap the shoreline.

C. NW 17th Avenue Dead End Street

The. City should consider the closure of the NW
17th Avenue dead end street since it serves no useful purpose
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other than to present an element of "public intrusion" between
two single-family lots, Public access to the river's edge at
this location detrimentally impacts the quality and privacy
needs of a single-family area. The single-family homes located
just to the west are the most attractive and best kept resid-
ences along the river. One half of the proposed street aban-
donment would revert to the two single-family properties at
either side of the public right-of-way.

5. District E/17th Avenue Bridge
to the 22nd Avenue Bridge

The only significant public opportunity in this
district is Sewell Park. The park is approximately 9 acres in
size. It is located immediately west of SW 17th Avenue bridge
on the south bank of the river. South River Drive and Dodge
Hospital form the southern and western borders of the park.

The 836 expressway is located just 2 blocks south of the park
from south of the park and virtually "cuts off" the park from
access to nearby residential areas. Consequently, the park has
a very limited "constituency”.

Sewell Park is a passive community park. Since 1982, the
park has been earmarked within the City's Parks and Recreation
Improvement Plans for general facelift improvements, handicap-
ped access improvements, irrigation and shoreline improvements.
The City has not funded or taken action on any of these problem
areas.

It is recommended that the shoreline improvements be given

priority for implementation. It is possible that if recrea-
tional amenities, complementing the park's passive character
(i.e., vita courses, jogging trails, boat ramp, etc.) are
developed at the park, park utilization from nearby residential
areas would likely increase.

In any event, the park does present a very beautiful vista
across from the River Run Condominium project on the opposite
bank ‘of the river, as well as for boaters traveling westward.
The Parks and Recreation Department recommended improvements
will enhance the appearance of both the park and river's edge.

6. District F/22nd Avenue Bridge to 27th Avenue Bridge

. Curtis Park is a 28~acre community park serving the
Allapattah neighborhood. The neighborhood is probably one of
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the most balanced areas of the City in terms of population mix
relative to ethnicity: Hispanics, Blacks and Anglos. The park
has the most diverse range of recreational facilities and
programming, found in the study area. Activities at the park
include baseball, football, tennis, swimming and boxing. The
latter two activities are part of the park's supervised
recreational programs.

The most critical element in expanding the quality and
level of utilization of park activities consists of the
installation of lighting at the sport field areas. This will
allow park utilization at nighttime by organized football and
soccer leagues. A limited number of playground and court sur-
face improvements are also needed. Similar to Sewell Park,
Curtis Park is also in need of shoreline improvements, either
rip rap or bulkheading. Curtis Park has the only public boat
ramp on the river.

Similar to Lummus Park, Curtis Park is bisected by North
River Drive into a water side and land side tract.

In 1985 the City opened the Allapatah Elderly Meals Center
at the park, with the assistance of Community Development Block
grants.

7. District G/27th Avenue Bridge to NW 32nd Avenue

The Dade County Property located just west of NW 27th
Avenue, on the north bank of the river is currently utilized as
a parking lot and storage area for County vehicle and equipment.
This type of activity is neither water dependent nor water re-
lated.

It is encouraged that the City and County coordinate
in the conversion of this property into a more marine-related:
activity which would simultaneously serve a public purpose
(e.g., dry-boat storage and boat ramp). Efforts to assemble
the private property immediately to the east are also encour-
aged since the latter is also not a water-related use (i.e.,
ORKIN PEST CONTROL).

8. District H/NW 32nd Avenue to the
Salinity Dam West of NW 37th Avenue

There are no significant public/institutional
opportunities along this district other than those of a generic
nature, mentioned previously in the Introduction (page I1I1I-34).
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VI. IMPLEMENTATION STRATEGY

The purpose of this chapter is to present a preliminary
strategy to guide the City of Miami in the subsequent formula-
tion of land use plans, public policies (zoning, regulation and
financing) and development strategies. The City is to utilize
the preliminary implementation strategy as a guide to subsegquent
formulation of specific land use plans, zoning regulations and
other development controls/incentives. The strategy is based
upon the previously completed site analyses, market evaluations
and development program proposals. It also considers input
derived from extensive interviews and surveys of marine industry
representatives as well as policy and technical input from the
City and County Planning and Zoning staff.

The implementation strategy is based upon public adoption
of the land use and development program proposals identified
in the previous sections of this report. Furthermore, it
assumes a proactive public policy to attempt to implement
overall land use proposals and specific concepts for identified
development nodes. It is envisioned that the public sector
will actively "make things happen" and will invest significant
organizational and appropriate financial resources to assure
achievement of development program recommendations.

This chapter is organized into two main sections. The
first portion discusses overall development strategy recommen-
dations aimed at: instituting an organizational structure to
implement and coordinate project implementation; formulating
a promotion, marketing and merchandising strategy; describing
overall development district impelementation strategies; and
providing specific development strateqgy recommendations by
individual river district. The second portion of this chapter
contains a summary description of proposed methods of financing
public and private sector development within the Miami River
study area.

A. DEVELOPMENT STRATEGY/MANAGEMENT PLAN

Based upon the market evaluation and previous consultant/
city work sessions, a preliminary implementation/development
strategy has been prepared outlining the sequential steps neces-
sary for project implementation and outlining the roles and
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responsibilities of various parties. The development strateqy/
management plan includes: proposed organization and management
recommendations; a preliminary marketing and promotion strategy:
specific public policy actions related to the creation of over-
all development districts; and a preliminary discussion of
development strategies by individual river subsegments.

1. Project Management Activities/Requirements

An important aspect of facilitating stabilization and
revitalization of the Miami River is the creation of a manage=-
ment structure and organization responsible for overseeing the
master plan development process and its implementation. Based
upon experience in other localities, we know that it is imper-
ative that a strong advocacy group be created for the Miami
riverfront.

Building upon the various organizations and groups cur-
rently existing and operating along the river, we recommend
that a central quasi-public agency be created to act as an
advocate and coordinator for riverfront improvement. We sug-
gest this agency be a private 501C3 nonprofit development cor-
poration. The corporation should represent a balancing of
public and private sector interests and as such should include
a board of trustees that is equally distributed between public
and private sector representatives. Public sector representa-
tives should be appointed by the City, County and State. Pri-
vate sector representatives should consist of a cross-section
of marine and other businesses within the defined geographic
area of corporate interests which should approximate the
boundaries of the primary and secondary Miami River study
areas. A balancing of interests can be ohtained by operating
through a small executive committee. Decisions by the execu-
tive committee would require a majority vote of both public
and private representatives on the executive committee.

The initial prime responsibility for the development corp-
oration should be to coordinate and oversee planning for the
riverfront area. It is suggested that the corporation under-
take prime planning responsibilities under contract with the
City and County. This operation would be quite similar to
that performed by other 501C3 corporations working as a con-
tract representative of the City (e.g., Charles Center Inner
Harbor Management in Baltimore; Charleston, West Virginia
Renaissance; North Coast Development Corporation--Cleveland).
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Following its contract responsibility to assist the City
and County in the preparation and approval of a master plan, if
deemed appropriate, the corporation could assist the City and
County in the formulation of a community redevelopment area/
tax increment financing district pursuant to Section 163. The
corporation could play the key role in preparing and formulat-
ing the CRA plan. Upon implementation of the CRA plan, it
would be possible for the development corporation to play a
major role such as functioning as an advisor or a defacto com~
munity redevelopment area board. This would give the corpora-
tion the added role of facilitating development through
implementation of the CRA plan and the distribution of tax
increment financing district funds. The potential utilization
of a tax increment financing district approach is discussed
later in this chapter.

Other catalytic revitalization functions which the devel-
opment corporation could undertake would be utilization of
available industrial development bond programs (pending new tax
legislation), underwriting and assistance in loan packaging,
management and assistance of a revolving loan and other similar
technical advisory functions. Finally, as the capabilities,
roles responsibilities and experience of the development cor-
poration matures, it may be possible for it to play a more
active role as implementor or risktaker of Miami River area
revitalization. This may involve the development corporation
in actual land or business development situations acting as
developer or business owner representative or functioning as
developer or business venture investor of last resort.

Any development corporation must have full support of the
public and private sector. This will include both political
and financial commitment. Any development corporation should
have a paid professional staff. This would consist of an
executive director or general management and one or two sup-
port personnel. Because of the significant "start-up" time
involved in creating and implementing such a development cor-
poration, it is important that initially the development cor-
poration be provided two or three year's seed money for staff
support and professional consultant advice. Based upon exper-—
ience of other corporations, a three-year budget of approxi-
mately $500,000 to $600,000 would be required. Actual budget
requirements could be reduced through the provision of in-kind
services such as staff, office space, professional services,
etc. In the longer run, it is important that the development
corporation ultimately have an independent funding source. At
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the end of a two- to four-year initial operation period, on-
going corporation funds could be provided through tax incre-
ment financing district revenue, grants and contracts with
other public agencies, development fees and venture investments
and/or membership assessments. '

In summary, it is important that a specific, well=-sup-
ported organizational structure be created to advocate and
facilitate revitalization along the river. This organization
must be given responsibility for planning and facilitating
revitalization. It is important that a separate discrete
group representing both public and private sector interests be
created to provide the necessary focus required for revitaliza-
tion and improvement of the riverfront. Furthermore, such an
organization must have adequate political and financial support
to successfully undertake its mission.

2. Marketing/Promotion Strategy

A major element in attempting to market and implement
improvement and revitalization along the river is the need to
change the market image. The formulation and implementation
of a marketing and promotion strategy to re-enforce public and
private sector development goals and objectives and assist in
achieving desirable market penetration is required.

We recommend that a marketing and promotion strategy be
developed, formulated and implemented by the proposed 501C3
development corporation. The marketing and promotion strateqgy
thus would be clearly interrelated with the overall master
planning and implementation activities along the waterfront and
would represent a combined public and private sector promotion
effort. The marketing and promotion strategy should have two
major thrusts: £first a general public-oriented overall promo-
tion strategy and an industry-related targeted merchandising
effort.

A broad general public promotion effort should be under-
taken to enhance and improve the public perception and market
image of the Miami River area. These efforts should consist of
the preparation, publication and distribution of brochure and
other promotional efforts which emphasize the positive and
improving aspects of the river (e.g., improving water quality,
public sector improvement efforts, park improvements, available
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restaurant facilities, available recreation and other marine
services, etc.). Particular emphasis should be placed on
changing area problems related to crime and negative physical
image perceptions. A campaign should be initiated to work
closely with local media representatives to emphasize and
highlight the positive aspects of the river area. Finally, a
series of specific events should be organized to bring atten-
tion to the attributes and opportunities that exist along the
river. Riverfront festivals, marine regattas, and other spe-
cial events focusing either on marine activities or the public
parks and recreation facilities should be emphasized.

In conjunction with the general public promotion program,
a more targeted industry-oriented marketing and promotion
effort should be undertaken. This would include the prepara-
tion of marketing and other technical data and information
highlighting the attributes and resources available along the
river. Specific private development projects should be identi-
fied and promoted. Assistance should be provided to devel-
opers, merchants and marine organizations in the form of
technical assistance and coordination to further assist in
joint advertising and promotion efforts "selling™ the Miami
River as a marine "supermarket" offering an unparalleld depth
and breadth of marine-related services. Finally, following
identification of specific opportunity nodes, project packaging
and promotion should take place. This would include the prep-
aration and dissemination of marketing data and information,
developer solicitation and selection in industry and business
recruitment.

3. Development District Activity

Additional public policy actions and development
strategies would include the creation and special treatment
within individual development districts. This could include a
variety of activities such as: specialized development incen-
tives/regulations; creation of community redevelopment areas;
adoption of special overlay districts; provision of tax incen-
tives; financing assistance (to be discussed more fully in the
following report section); capital improvement programming;
and development activities.

In order to assist in facilitating improvement and revi-
talization of the riverfront area, it is important that a
series of development incentives and regqulations should be
adopted. For example, in areas where significant development
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potential for non-marine activities may take place, such as
the mouth of the river, these developments should be required
to provide water-related amenities and services in order to
obtain higher-density allowances. Furthermore, in order to
obtain major development approvals, it may be desirable to
require that any marine activities that are displaced be pro-
vided for and/or relocated at another location. Similarly,
new development should be required to include waterfront-
related activities such as boat dock space, restaurants, public
access and promenades, etc. Likewise, residential activities
must emphasize and require mutually supportive marine activ-
ities such as recreational boating, yvacht sales and dealers,
slips, ramps, dry storage and the like. Regulations should be
designed to preserve marine-related uses along the water's
edge and prohibit non-marine-related uses, save those of more
higher intensity that can support and aid marine uses.

The creation of a large tax-~increment financing district
would allow major development via the downtown portion of the
river to create sufficient tax-increment financing district
funds to support necessary public sector infrastructure improve-
ments throughout the target area, required improvements such
as public parks, riverwalks and parking. In Jacksonville, for
example, significant portions of the St. John's riverfront on
both the south and north bank are contained within tax-incre-
ment financing districts. Tax-increment funds generated by a
major office development (Prudential Life Insurance office
building) have been utilized to provide parking, riverwalk
improvements and necessary infrastructure to encourage river-
front restaurant development.

A supplement to the creation of a community redevelopment
or tax-increment financing district would be the creation of
special overlay district zones. These overlay district zones
would contain specific design standards assuring proper design
control and relationship to the waterfront. Furthermore,
various use activities along the water's edge could be made
special exceptions in order to provide additional planning
and community input into the review and approval process.
Likewise, the institution of any non-marine-related uses within
the defined overlay district could be made a special exception
in order to assure proper evaluation of the desirability, prac-
ticality and appropriateness of displacement of marine-related
uses.
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Tax incentives can be an important tcol in encouraging and
facilitating marine-related uses. Various proposals have been
made to adopt special marine-use zoning, similar to agricul-
tural zoning. Under this procedure, marine-related uses would
be assessed at their value as marine facilities in exchange
for assurances that they will be maintained in marine utiliza-
tion. This would eliminate any forcing of marine-related uses
to higher levels of activity because of increased assessments
and tax burdens, Similarly, investment tax credits and other
state tax incentives could be provided for marine activities
and a similar vein to those tax incentives currently provided
under the State Enterprise Zone program. Because of the par-
ticular nature of marine activities, it is believed that
special legislation based upon the Enterprise Zone legislation
would probably be required.

A variety of financial assistance techniques as discussed
in more detail later in this report, could also be provided.
This could include, but not necessarily be limited to, such
activites such as technical assistance in loan packaging,
revolving loan programs, direct rehabilitation loans, tax
credits and the like.

Capital improvement budgeting could be of major assistance
along the riverfront. Capital improvements should consist of
local, state and Corps of Engineers funds to improve the river's
edge and provide necessary water and sewer facilities as well
as vehicular access, pedestrian access, public open space,
parking and the like.

Finally, a series of additional proactive development
activities could take place. Development activities could be
as low-scale as provision of technical assistance to local bus-
inesses, and provision of necessary zoning changes. More pro-
active programs could improve a series of land acquisition
activities aimed at setting the stage for marine-related facil-
ity expansion. Likewise, provision of infrastructure directly
aimed at specific marine-related development projects as
opposed to more general capital improvement programs also could
be undertaken. Finally, the public sector could undertake the
development of a marine industrial park aimed at assisting
expansion and/or relocation of existing marine uses or target-
ing new marine activities to the river.
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4, Site/Area Specific Development Strategies

This section of the report contains a brief overview
of specific development/implementation strategies by individual
Miami River districts as previously identified.

a. District A

As noted previously, this district has a high
probability of major development activity. Since this develop-
ment will probably not be directly marine-related, it is impor-
tant to leverage the opportunities to support other portions of
the river where more marine-related activities may take place.
An important aspect of the development strategies for this
portion of the river is to include new development in a larger
community redevelopment/tax—-increment financing district area
whereby revenue generated by major development within District
A can be utilized to support infrastructure and other required
public sector investments elsewhere along the river. This does
not preclude the utilization of tax-increment financing dis-
trict revenues derived from District A within District A for’
river edge and other improvements but realizes that significant
surplus revenues may be generated which could support marine-
related activities at locations where development funds are
less likely to be generated.

New mixed-use development in District A should be required
to have a marine character and orientation including public
access along the river, riverwalks, dockage and where feasible,
marine recreation activities. Any marine-related uses which
would be displaced by new development should be relocated and/
or replaced in exchange for major development rights for large
mixed-use development projects. As noted elsewhere in the
report, the Miami Shipyard land creates a major public policy
question. If at all possible, this important reuse should be
preserved. If a more intensive land use would replace the
Miami Shipyard, a part of the "cost" of converting the Miami
Shipyard to non-marine uses should be a significant contribu-
tion to support replacement and/or replication of identical
and/or similar shipyard activities elsewhere along the river.

b. District B
Emphasis on development in this area is preserva-

tion and retention of marine-related uses on the small, narrow-
depth riverfront lots. Additional investments to improve and
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up-scale City of Miami parks should be made to tie in to those
elements within this district., A series of low-scale public
sector investments such as riverwalks and public access should
be provided while preserving the current working river char-
acter. This would require restriction of non-marine uses
within this area. While riverfront restaurant activity would
further be encouraged in this area, they probably should be
made special exceptions and/or conditional uses in order to
allow adequate control on the design siting size and inter-
relationships of the restaurant activities. An active program
to provide joint marketing and promotion of restaurants, fish-
eries and other marine-related activities should particularly
be promoted and this intense working-river area with its close
relationship to the downtown core.

c. District C

The development strateqgy in this area should bhe
to encourage improving and up-scaling residential development
in a controlled manner. Larger scale residential development
should be encouraged to a degree that it can preserve and/or
provide recreational marine and boat slip activities along
the river's edge. A general upgrading in the Seybold Canal
area should be encouraged for strong design controls and guide-
lines. Minor increases in residential density (probably to
townhouse scale) should be provided with these development
incentives given exchange of preservation and/or encouragement
of marine-related uses along the water's edge.

d. District D

Within this district, significant institutional
uses are found in proximity to the civic center. Opportunities
exist for development of a predominently residential nature.
The public sector should take an active role in facilitating
development through river edge improvements, which would ensure
public accessibility and the maintenance of marine and marine-
related activities. Higher-density residential development
could be provided in exchange for maintenance of recreational
marine activities. Furthermore, significant tax—-increment
financing district revenues could be generated from residential
development which would, in turn, be utilized to support more
intensive commercial marine activities elsewhere along the
riverfront.
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e. District E

This area contains significant vacant and under-
utilized recreational marine activities. Within it, the public
sector must actively encourage commercial marine or recre-
ational marine activity. Concurrently, higher-density residen-
tial development should be encouraged along with South Fork
River. This would require strict zoning definitions which
would target various land masses for the proper uses. Because
of the available land resources and current land availability,
this portion of the river may represent an excellent near-term
opportunity for public sector intervention in the form of land
purchase and subsequent development of a recreational commer-
cial marine industrial park.

f. District F

This area contains significant opportunities for
upscaling and improvement of public land uses within Curtis
Park. The entire park should have a stronger relationship to
the river. Public sector investments should be made to enhance
the quality and level of activity of recreational boating which
may take place within the park. Possibilities for a signifi-
cant boat ramp launching areas and/or leasing of commercial
and/or recreational marine activities on the river's edge at
Curtis Park should be considered. The Key Power site may
represent another opportunity to develop and/or assist in the
development of a marine industrial park activity. Other areas
along the river's edge seem more related to higher-intensity
residential development which should be required to maintain
an active marine orientation along the river's edge.

g. District G

Vacant and/or underutilized properties within
this district will probably be designated for shipping and
other industrial marine-related uses. The public and private
sector should join forces to encourage and facilitate expan-
sion and improvement of shipping facilities. Expanded parcel
size and improved vehicular access should do much to enhance
the ability of this area to function as an expanded shipping
area. 2Zoning regulations should be designed to restrict devel-
opment to shipping and other industrial marine-related uses.
Necessary public infrastructure investments, dockage improve-
ments and the like should also be undertaken.
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h. District H

This area is similar to District G and even more
oriented to shipping terminals. Zoning regulations and neces-
sary access and other infrastructure improvements should be
oriented to improving current shipping operations and allow
adequate room for expansion. Because of bridge clearance pro-
blems, vacant land around Lake Palmer should be organized into
a marine industrial/commercial park that could support shipping
or airport uses. '

B. FUNDING

This section contains a brief summary of proposed methods
of financing public and private sector development within the
Miami River study area. Potential financing techniques are
organized into public sector financing techniques and
strategies for assisting in the funding of private sector
elements.

1. Public Sector Financing

Resources available to finance public sector improve-
ments within the Miami River study area are extremely limited.
The prime source of funds for river improvements will probably
be tax-increment financing revenues. As noted previously, it
is proposed that the entire riverfront study area be identified
a community redevelopment area. This would require a defini-
tion of slum and blight or economic disuse within the study
area and the preparation of a community redevelopment plan as
well as a series of target area action plans. The proposed
development programs and real estate data contained in this
report, combined with subsequent master planning recommenda-
tions should be utilized to prepare a pre~feasibility report
which would estimate the probable size and timing of the tax
increment and coordinate tax-increment financing revenues with
required infrastructure and other investments.

A secondary source of significant public sector funds
within the Miami River study area is the potential use of
impact fees. Major sources of public funding revenues through-
out the state are proposed to he derived from impact fees. In
the Miami River study area, it is proposed that impact fees
derived from major mixed-use, office and residential develop-
ment be utilized to preserve, replace and/or relocate marine-
related uses. Specialized impact fees which would relate to




E l_.Lr\\ ZUCHELLI, HUNTER & ASSOCIATES, INC.

VIi-12

the potential economic impact on existing marine uses should
be quantified and specific impact fee funds be dedicated to

support, revitalize and expand marine industries within the

study area.

As available, loans and grants from non-local funding
sources should be sought. This would include Army Corps of
Engineer assistance to improve commercial navigation and recre-
ational boating facilities along the river. Likewise, Coastal
Zone funding assistance should be sought to the maximum extent
possible. Other loan and grant programs related to improvement
of water quality, public parks and the like also should be
sought.

The proposed Miami River area development corporation
should play a major role in making grants and funding requests.
Should programs remain available, the corporation likewise
should seek funding and loan support through the EDA and SBA
programs. City and County community and economic development
funds should be allocated to the river study area. Specific
capital improvement program funds should be budgeted to a long-
range marine retention and expansion program. The specific
targeting of capital improvement funds for marine-related uses
would demonstrate the public sector support for such activities.
This targeting of capital improvement funds would require full
documentation of the potential benefits to be derived from
marine retention and expansion in terms of such factors as:
tax revenue, jobs, payroll, recreational cpportunities, envir-
onmental quality and the like.

Finally, the consultant team believes the public sector,
through the proposed development corporation, should take an
active entrepreneurial role facilitating and implementing
marine-related activities within the Miami River study area.
This would include investing public sector capital funds in
land purchasing and subsequent lease or sale, revolving loan
funds and/or marine industrial park development. Carefully
planned and programmed funds into identified development oppor-
tunity projects could both achieve implementation of these
projects and generate a fair and reasonable return on invest-
ment.

A proactive role as a risk-taker/implementer of marine-
related activity could achieve both the goals of marine
industry retention and expansion as well as generate long~term



NC.
E l—Lr\\ ZUCHELLI, HUNTER & ASSOCIATES, INC

vi-1l3

cash flow (through land leasing, loan repayments and/or project
participation) to both repay the public sector investment and
generate an ongoing source of revenue to further assist and
support marine activities along the riverfront.

2, Public Sector Funding Strategies

The promotion, creation and encouragement of a viable
maritime activity along the Miami River will allow existing and
future marine uses to obtain required capital funds from con-
ventional private sector funding sources. In the interim, the
public sector may have to assist in the retention and revital-
ization of marine activities. In the near-term, an important
assist for existing industries may be the utilization of a
form of tax abatement for marine-related uses similar to
agricultural assessments utilized elsewhere. Under this pro-
cedure, marine-related uses would be assessed as their value
for marine-related uses and not necessarily at their highest
and best use value. This would require a commitment for the
property to remain in marine-related uses and would not "force"
the property to convert to non-marine related uses because of
ever increasing assessed land values.,

Similar to marine-related special assessments, a marine-
related enterprise zone could be created along the riverfront.
This would provide additional tax incentives for investment
and expansion of marine-related uses. It is believed that
modifications may be required in existing State Enterprise Zone
legislation to make incentives applicable to retention and
continued operation of marine-related uses where deemed desir-
able. Likewise, enterprise legislation should be designed
ensure retention, expansion and recruitment of marine-related
activities. The enterprise zone should be specifically
designed to prevent replacement of marine-related uses by more
labor-intensive or other activities which could take qgreater
advantage of the incentives contained within the enterprise
zone legislation.

As noted previously, additional funding assistance to the
private sector could be provided through a variety of more
traditional economic development tools. This could consist of
financial and technical tools such as: technical assistance in
the application for state, federal and private financial assist-
ance; utilization of tax-exempt industrial development bonds
financing if available; utilization of SBA loan underwriting/
loan packaging if available; creation of a revolving locan fund
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for marine-related uses; creation of marine-oriented venture
capital and investment funds. 1If still available, Urban
Development Action Grant assistance should also be sought.

In summary, a variety of financing and funding technigues
should be sought. Prime emphasis should be placed upon tax-
increment financing to create the needed infrastucture and
support services to assist marine-related industries. An
aggressive public sector policy of direct investment and devel-
opment should be utilized to enhance the economy of the Miami
River area. The Miami River area marine industry is generally
economically viable. Improvements in the physical quality and
market image of the area, combined with necessary public sector
infrastructure investments and planning activities should place
marine-related activities on still firmer financial footing.
The implementation of these necessary "up-front" public sector
planning and investment programs will enable existing and pro-
spective marine uses to then obtain thée bulk of their funding
requirements from conventional private sector funding sources.
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APPENDIX A

REAL PROPERTY ANALYSIS

The tables on the following pages summarize selected real
property data provided by the City from the Dade County
Property Tax Appraiser file. Information is provided concern-
ing: assessed land and improvement values and recent property
sales. Key vacant and/or underutilized development sites
along the river are identified and key real property informa-
tion provided.

As shown in the attached tables and mapped and discussed
in Section II, the study area contains a large mixture of use
types. Of the 2,107 parcels within the immediate study area
over half. are in residential use., 1In addition there are sig-
nificant amounts of vacant and public land. Subarea 1 contains
a significant amount of undeveloped and commercial land. Sub-
area 2 is predominantly commercial and residential. Subareas
3 and 4, in the middle portion of the study area, have signif-
icant residential properties. Subareas 5, 6 and 7 are predom-
inantely mixed-use with significant industrial types.

Land use, floor area, building value, land value and total
value was examined for the study area. Particular attention
was placed in evaluating factors for 56 key tracts identified
within the study area. In general, it was found that land
values are relatively high and generally exceed the value of
the improvements. Land values generally range from $12 to $18
per square foot. There is a surprisingly large number of con-
solidated parcels in single ownership creating significant
development opportunities.

At the mouth of the river in District A/Subarea 1, 11 key
parcel areas were identified. These parcels are significantly
vacant and/or underdeveloped having a land value of approxi-
mately $64.7 million and improvements valued at only slightly
over $15,0 million.

Subarea 4 contains 4 key consolidated opportunity parcels
owned by shipping interests, the County and cultural institu-
tions. These four parcels have an estimated land value of
$7.0 million and an improvement value of only $2.8 million.

Likewise, Subarea 5 contains significant key parcels with
land valued at $9.9 million and improvements at only $2.7
million.



Subarea 6 contains several large marine-related uses
with land values significantly greater than building values
($5.3 million versus $1.5 million).

Sales activity in the study area has been relatively
limited. Sales prices are generally significantly in excess of
assessed values. Several marine-related uses are attempting to
purchase property at these higher land values but have met
minimum success.



TABLE A-1

MIAMI RIVER ECONOMIC STUDY
SUMMARY REAL ESTATE DATA

SUMMARY BREAKDOWN OF LAND USE BY PARCELS

SUBAREAS 1 THROUGH 7

Number Percent Percent
Use Category of Parcels of Subgroup of Total
Residential
Condo 49 4,.3% 2.3%
Single=Family 485 42.6 23.0
Duplex 178 15.6 8.4
Multi-Family 236 20.7 11.2
Mixed-Use (Residential) 23 2.0 1.1
Townhouse 168 14.7 8.0
1,139 100.0% 54,.1%
Undeveloped 421 20.0%
Commercial
Retail 72 38.9% 3.4%
Service 3 1.6 0.1
Office 24 13.0 1.1
Amusement 7 3.8 0.3
Blank Commercial 2 1.1 0.1
Mixed-Use (Commercial) 77 41.6 3.7
185 100.0% 8.8%
Institutional
Municipal 37 20.6% 1.8%
Education 2 1.1 0.1
Cultural 8 4.4 0.4
Medical 12 6.7 0.6
Religious 20 11.1 0.9
Dade County 54 30.0 2.6
BPI 45 25.0 2.1
Mixed-Use (Institutional) 2 1.1 0.1
180 100.0% 8.5%



TARLE A-1
(continued)

Industrial
Light Manufacturing 30 30.0% 1.4%
Light Storage 50 50.0 2.4
Heavy Storage 11 11.0 0.5
Mixed-Use (Industrial) 9 9.0 0.4
100 100.0% 4.7%
Transportation & Utilities 55 2.6%
Tourist 22 1.0%
wWater 3 0.1%
Agricultural 1 0.0%
Parks 1 0.0%
Total 2,107 100.0%
Source: Zuchelli, Hunter & Associates, Inc., based upon Real

Estate File Data supplied by the City of Miami.



MIAMI RIVER ECONOMIC STUDY
SUMMARY REAI. ESTATE DATA

TABLE A-2

BREAKDOWN OF [AND USE BY PARCELS WITHIN EACH DISTRICT

Number of Parcels

Subarea  Subarea Subarea Subarea  Subarea  Subarea = Subarea

Property Type 1 2 3 4 5 6 7
Residential 3 65 137 733 99 91 11
Commercial 9 29 14 103 12 11 7
Tourist 2 6 1 13 - - -
Industrial 2 15 9 61 5 7 1
Parks* - - - - - 1 -
Institutional 3 15 8 133 3 13 5
Agricultural - - - 1 - - -
Transportation

& Utility 9 4 1 36 5 - -
Water - - - 3 - - -
Underdeveloped 23 48 14 293 27 9 a

Total 51 182 184 1,376 151 132 31

* The available data is not consistent in its categorization of parks; for example,
Lummus Park is not contained in the list of River Master Plan Properties, Jose

Martin Park is listed as underdeveloped and Sewell Park is listed as single

family. Except for the one parcel identified in Subarea 6, no other land is
categorized as parks.

Source: Zuchelli, Hunter & Associates, Inc., based upon Real Estate File Data

supplied by the City of Miami.



TABLE A-3

MIAMI RIVER ECONOMIC STUDY
SUMMARY REAL ESTATE DATA FOR ALL DISTRICTS/SUBAREAS

District/ Number Building
Subarea of Parcels Value Land Value Total Value
A/1 51 $ 18,609,546 $ 78,069,714 $ 96,679,260
B/2 182 12,115,162 19,572,902 32,191,984
c/3 1842/ 12,079,300 16,489,433 32,432,873/
D/4 1,3763/ 204,535,037 65,698,908 359,852,4011/
E/S 151 7,947,491 16,469,600 24,417,091
F/6 132 11,954,419 20,583,901 48,149,3901/
G/7 31 4,896,645 4,354,610 9,251,255
H/8 170 11,575,901 47,253,979 58,829,880
2,277 $283,713,501 $268,493,047 $661,804,1341/

1/ statistical discrepancy is a result of land and building
values not being broken out for individual co-op, town-
house or condominium units; only aggregate values are given.

2/ There are 45 townhouse units aggregated into the total value
category.

3/ There are 37 condo units, 123 townhouse units and 436 co-op
units aggregated into the total value category.

Source: Zuchelli, Hunter & Associates, Inc., based upon Real
Estate File Data supplied by the City of Miami.
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APPENDIX B



CHART I

ALL SURVEY RESPONDENTS

® Total number of responding surveys: 70
Subtotal--Water—-Related 22
Subtotal--Water-Dependent 24
Subtotal--Other 24

) Years at location. Total Responding: 66

Average 19.98
Sum 1,318
Minimum 0
Max imum 61
Standard Deviation 15.48
Variance 239.7
° Own or Rent. Total Responding: 67
Total Owning Property 38
Total Renting Property 29

<

Of those who rent, 25 prefer to own and 4 prefer not to.

® Operating directly on waterfront:
Total Responding: 67 Yes: 35 No: 32
) If not on waterfront, need for a waterfront location:
Total Responding: 37 Yes: 5 No: 32

If need and looking for waterfront location, 3 said yes and 9
said no.

° Best aspect of current locations:

Low Rent Rate

Proximity to Downtown
Proximity to Airport
Proximity to Freeway
Proximity to Waterfront/River 21

(Yoo v N V) )

Proximity to Customers 29
Proximity to Other Firms 18
Location/Access 35
Other ' 4



CHART 1
(continued)

o Worst aspects of current location:

Ne ighborhood 12

Zoning 4

Need for Space/Parking 8

Crime 12

Access/Traffic 19

Taxes 4

Industrial Waste/Pollution 6

Other 23
° Operations at other location:

Total Responding: 68 Yes: 22 No: 46
° Current employees:
Average Sum Min Max std vVar

Full-Time 25,25 1591 1 325 55.54 3085
Part-Time 7.526 143 0 100 21.90 479.9
[ Type of Business:

Yacht Sales/Repair 22

Cars 11

Manufacturer/Skilled & Unskilled Labor 19

Marine Services 31

Construction 9

Recreation/Restaurant/Hotel 10

Marina/Tugboat 17

Shipping 6
* Business trend since 1980:

Total Responding: 66

Up a Lot 18

Up a Little 33

Flat 9

Down 6



CHART I

{continued)

Factors affecting business operations:

Size of your land area: Sufficient
Amount of building space: Sufficient
If you rent, is the rent: Too high
Availability of labor: sufficient
Quality of workers:: Good 35
Cost of labor: High 10
Public security/police services: Good 24
Road/highway access: Good 43
Do you regard the condition of

the surrounding neighborhood as? Good 9
Parking for custamers: Good 22
Parking for euployees: Good 27
Public transportation: Good 19
River water quality: Good 7
Is river water quality? Improving
Are bridge openings a problem Yes:
for your business?

Are govermmental regulations a problem? Yes:

o
TS RN I 192 B R |

Fair

Fair

Fair

Fair
Fair
Fair
Fair
Fair

29

Insufficient
Insufficient
Reasonable
Insufficient
26  Poor
Moderate
28 Poor
14 Poor
34 Poor
22 Poor
24 Poor
26 Poor
31 Poor
Getting Worse
No: 45
No: 44

[l i %3] =N N
= 0 W W O |

N
N oo



CHART I
(continued)
) Recent and planned operations:
Last 5 years
Employees Added 18
New or Renovated Bldg. Added 17
Bulkheads Improvements Installed/

Repaired 16

Next 3 years

Plan to add 11
Plan to add 14

Plan to Install
or Repair 9

Major Equipment Purchased 18 Plan to add 11
Customers Base Already Expect to
Expanded 14 Expand 12
Location Changed 10 Plan to move 7
e Positive factors affecting business:
Local Economy 27
National Economy 17
River/City Image 4
Weather 4
Marine Industry Outlook 14
Trade 22
Quality of Labor 2
Location 22
Other 33
] Negative factors affecting business:
Crime/Drugs 16
Workforce 5
Traffic/River/Bridges 13
City Services/Taxes 8
Location/Parking/Access 10
Imports/Competition 16
Political/Social Problems 17
High Costs/Insurance 13
Image 6
Other 33

Both

21

15

16



CHART T
{(continued)

1985 gross sales: (46 responses, very good)

$1,000,000 to $1,499,000
$1,500,000 to $1,999,000
$2,000,000 to $2,999,000
over $3,000,000

Less than $150,000

$150,000 to $399,000
$400,000 to $749,000
$750,000 to $999,000

|
U DO O



CHART II

WATER-RELATED RESPONDENTS

° Total number of responding surveys: ' 22
° Years at location. Total Responding: 20
Average 18.53
Sum 370.7
Minimum .25
Max imum 50
Standard Deviation 15.93
Variance 253.7
® Own or Rent. Total Responding: 22
Total Owning Property 12
Total Renting Property 10

Of those who rent and responded, 9 prefer to own and 0
prefer not to.

® Operating directly on waterfront:
Total Responding: 21 Yes: 7 No: 14
® If not on waterfront, need for a waterfront location:
Total Responding: 15 Yes: 2 No: 13

If need and looking for waterfront location, 1 said yes and 4
said no.

® Best aspect of current locations:

Low Rent Rate

Proximity to Downtown
Proximity to Airport
Proximity to Freeway
Proximity to Waterfront/River
Proximity to Customers
Proximity to Other Firms
Location/Access

Other

o]
O OWO WMWK N



CHART IT
(continued)

°® Worst aspects of current location:

Neighborhood

Zoning

Need for Space/Parking
Crime

Access/Traffic

Taxes

Industrial Waste/Pollution
Other

~N W00 W

° Operations at other location:
Total Responding: 22 Yes: 5 No: 17
® Current employees:

Average Sum Min Max Std var

Full-Time 13.72 302 2 40 12.00 144.1
Part=-Time 1.4 7 1 2 0.489 0.24

o Type of Business:

Yacht Sales/Repair

Cars

Manufacturer/Skilled & Unskilled Labor
Marine Services :
Construction
Recreation/Restaurant/Hotel
Marina/Tugboat

Shipping

'—J .
ComnvOoua kO

° Business trend since 1980:

Total Responding: 2
Up a Lot

Up a Little

Flat

Down

o 00O N



A,

CHART II

(continued)

Factors affecting business operations:

Size of your land area:

Amount of building space:

"If you rent, is the rent:

Availability of labor:

Quality of workers:

Cost of labor:

Public security/police services:
RFoad/highway access:

Do you regard the condition of
the surrounding neighborhood as?

Parking for custamers:
Parking for employees:
Public transportation:
River water quality:

Is river water quality?

Are bridge openings a problem
for your business?

Sufficient
Sufficient
Too high
Sufficient
Good 12
High_O
Good 9
Good 13
Good
Good 5
Good 6
Good 7
Good 1
Improving

Yes:

Yes:

Are govermmental regulations a problem?

- - |
IS e IS 1%

Fair

Moderate 21  Low

Fair

Fair

Fair
Fair
Fair
Fair
Fair

2

|~

Insufficient

Insufficient
Reasonable

Insufficient
_8 Poor
9 Poor
4 Poor
_71  Poor
9 Poor
9 Poor
1 Poor
11 Poor

Getting Worse

No: 19

No: 14

=

'-l
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CHART II

(continued)

o Recent and planned operations:

Last 5 years Next 3 years
Employees Added 5 Plan to add 2
New or Renovated Bldg. 2dded 8 Plan to add 4
Bulkheads Improvements Installed/ Plan to Install

: Repaired 3 or Repair 1

Major Equipment Purchased 10 Plan to add 3
Customers Base Already Expect to

Expanded 5 Expand 3
Location Changed 6 Plan to move 1
) Positive factors affecting business:

Local Economy

National Economy
River/City Image
Weather

Marine Industry Outlook
Trade

Quality of Labor
Location

Other

Negative factors affecting business:

Cr ime/Drugs

Workforce
Traffic/River/Bridges
City Services/Taxes
Location/Parking/Access
Imports/Competition
Political/Social Problems
High Costs/Insurance
Image

Other

O &= 00NN 0

—
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CHART II
(continued)

1985 gross sales: (46 responses, very good)

Less than $150,000

$150,000 to $399,000
$400,000 to $749,000
$750,000 to $999,000

$1,000,000 to $1,499,000
$1,500,000 to $1,999,000
$2,000,000 to $2,999,000
Over $3,000,000



CHART TIII

WATER DEPENDENT SURVEY RESPONDENTS

) Total number of responding surveys: 24
® Years at location., Total Responding: 24
Average 23.37

Sum 1,318

Minimum 0

Max imum 61

Standard Deviation 17.05

Variance 29,08

° Own or Rent. Total Responding: 23
' Total Owning Property 11

Total Renting Property 12

Of those who rent, 11 prefer to own and 1 prefers not to.

° Operating directly on waterfront:
Total Responding: 23 Yes: 22 No: 1
® If not on waterfront, need for a waterfront location:
Total Responding: 6 Yes: 3 No: 1

If need and looking for waterfront location, 2 said yes and 1
said no.

e Best aspect of current locations:

Low Rent Rate

Proximity to Downtown
Proximity to Airport
Proximity to Freeway
Proximity to Waterfront/River
Proximity to Customers
Proximity to Other Firms
Location/Access

Other

—
N OYNOYEWHO
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CHART III
(continued)

Worst aspects of current location:

Neighborhood

Zoning

Need for Space/Parking
Crime

Access/Traffic

Taxes

Industrial Waste/Pollution
Other

O W HON

Operations at other location:
Total Responding: 23 Yes:
Current employees:

Average Sum Min Max

2

No: 16

sStd var

Full-Time 23.4 515 1 102

Part-Time 2.375 19 1 5

Type of Business:

Yacht Sales/Repair

Cars

Manufacturer/sSkilled & Unskilled Labor
Marine Services

Construction
Recreation/Restaurant/Hotel
Marina/Tugboat

Shipping

Business trend since 1980:

Total Responding:
Up a Lot

Up a Little

Flat

Down

27.97 78

1.653

[a]
AONHENINO

23

12

2.6

2.734



CHART III

(continued)

Factors affecting business operations:

Size of your land area: Sufficient
amount of building space: Sufficient
If you rent, is the rent: Too high
Availability of labor: Sufficient
Quality of workers: Good 16
Cost of labor: High _6
Public security/police services: Good 7
Road/highway access: Good 16
Do you regard the condition of

the surrounding neighborhood as? Good 2
Parking for custamers: Good 9
Parking for employees: Good 12
Public transportation: Cood 6.
River water quality: Good _6
Is river water quality? Improving
Are bridge openings a problem Yes:
for your business?

Are governmental regulations a problem? Yes:

17 Insufficient
12 Insufficient
_4 Reasonable
22 Insufficient
Fair _7 ©Poor
Moderate 18 Low
Fair 9 Poor
Fair _5 Poor
Fair 14  Poor
Fair 8  Poor
Fair _6 Poor
Fair 14 Poor |
Fair 11 Poor
13 Getting Worse
u Nor 1L
10 No: 13

8
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CHART III
{continued)
° Recent and planned operations:
Last 5 years Next 3 years
Employees Added 7 Plan to add 2
New or Renovated Bldg. Added 1l Plan to add 2
Bulkheads Improvements Installed/ Plan to Install
Repaired 9 or Repair 5
Major Equipment Purchased 4 Plan to add 4
Customers Base Already Expect to
Expanded 3 Expand 5
Location Changed 3 Plan to move 2
® Positive factors affecting business:
Local Economy 9
National Economy 7
River/City Image 2
Weather 2
Marine Industry Outlook 4
Trade 10
Quality of Labor 1
Location 10
Other 12
° Negative factors affecting business:
Crime/Drugs 8
Workforce 1
Traffic/River/Bridges 6
City Services/Taxes 5
Location/Parking/Access 1
Imports/Competition 5
Political/Social Problems 9
High Costs/Insurance 6
Image 2
Other 15

Both



CHART ITII
(continued)

1985 gross sales: (46 responses, very good)

$1,000,000 to $1,499,000
$1,500,000 -to $1,999,000
$2,000,000 to $2,999,000
Over $3,000,000

Less than $150,000

$150,000 to $399,000
$400,000 to $749,000
$750,000 to $999,000



CHART IV

OTHER SURVEY RESPONDENTS

Total number of responding surveys:

Years at location. Total Responding:

Own or Rent.

Average

Sum

Minimum

Max imum

Standard Deviation
Variance

Total Responding:
Total Owning Property
Total Renting Property

24

22
17.59
387

12,29
151.28

22
15

Of those who rent, 4 prefer to own and 3 prefers not to.

Operating directly on waterfront:

Total Responding: 23 Yes: - _6

If not on waterfront,

Total Responding: 37 Yes: O

No: 17
need for a waterfront location:

No: 18

If need and looking for waterfront location, 0 said yes and 4
said no.

®

Best aspect of current locations:

Low Rent Rate

Proximity
Proximity
Proximity
Proximity
Proximity
Proximity

Location/Access

Other

to
to
to
to
to
to

3

Downtown 5
Airport 2
Freeway 3
Waterfront/River 4
Customers 7
Other Firms 6
16

2



CHART IV
{continued)

Worst aspects of current location:

Neighborhood

Zoning

Need for Space/Parking
Crime

Access/Traffic

Taxes

Industrial Waste/Pollution
Other i

QON O UL DD W

Operations at other location:
Total Responding: 23 Yes:
Current employees:

Average Sum Min Max

10

No:

Std

var

Full-Time 40.73 774 1 325

Part-Time 19.5 117 1 100

Type of Business:

Yacht Sales/Repair

Cars :
Manufacturer/Skilled & Unskilled Labor
Marine Services

. Construction

Recreation/Restaurant/Hotel
Marina/Tugboat
Shipping

Buginess trend since 1980:

Total Responding:
Up a Lot

Up a Little

Flat

Down

93.59

36.13

OO OO

21

13

8759

1305



CHART IV

(continued)

Factors affecting business operations:

Size of your land area: Sufficient
Amount of building space: Sufficient
If you rent, is the rent: Too high
Availability of labor: Sufficient
Quality of workers: Good _7
Cost of labor: High 4
Public security/police services: Good _8
Road/highway access: Good 14
Do you regard the condition of

the surrounding neighborhood as? Good
Parking for custamers: Good 8
Parking for employees: Good 9
Public transportation: Good _6
River water quality: Good O
Is river water quality? Improving
Are bridge openings a problem Yes:
for your business?

Are govermmental regulations a problem? Yes:

15 Insufficient
16 Insufficient
2 Reasonable
19 Insufficient
Fair 11 Poor
Moderate 14 Low
Fair 10  Poor
Fair 5  Poor
Fair 13  Poor
Fair 5 Poor
Fair _9  Poor
Fair 5  Poor
Fair 9 Poor
9 Getting Worse
8 No: 15
6 No: 17
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CHART IV

(continued)

) Recent and planned operations:

Last 5 years
Employees Added 6
New or Renovated Bldg. Added 8

Bulkheads Improvements Installed/

Repaired 4

Major Equipment Purchased 4

Customers Base Already
Expanded 6

Location Changed 1

Next 3 vyears

Plan to add 7

-Plan to add 8

Plan to Install
or Repair 3

Plan to add 4

Expect to
Expand 4

Plan to move 4

° Positive factors affecting business:

Local Economy

National Economy
River/City Image
Weather

Marine Industry Outlook
Trade

Quality of Labor
Location

Other

HoOO®MMOKHONWY
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® Negative factors affecting business:

Crime/Drugs

Workforce
Traffic/River/Bridges
City Services/Taxes
Location/Parking/Access
Imports/Competition
Political/Social Problems
High Costs/Insurance
Image

Other
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CHART IV
{(continued)

1985 gross sales: (46 responses, very good)

Less than $150,000

$150,000 to $399,000
$400,000 to $749,000
$750,000 to $999,000

$1,000,000 to $1,499,000
$1,500,000 to $1,999,000
$2,000,000 to $2,999,000
Over $3,000,000
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